KILDARE COUNTY COUNCIL

PLANNING DEPARTMENT

Beport prepared in accordance with Part Xl of the Planning and Development
Act 2000, as amended and Part 8 of the Planning and Development
Requlations 2001 as amended

Development proposed by, on behalf of, or in partnership with Local Authority

Report for submission to the members, prepared in accordance with Part XI,
Section 179, Sub-section (3)(a) and (3)(b) of the Planning and Development
Act 2000 as amended.

Type of Development: Social Housing Units 77 housing units
and associated site works

Site address Nancy’s Lane, College Wood Manor,
Ballinagappa Rd, Clane

Development proposed by: Architectural Services Department,

Housing Capital, Housing Section.

Display period: Advertised in the Leinster Leader 20" |
February, 2018

Part 8 site notices were fixed at the
site on from 19" February, 2018 until
18™ March, 2018.

Public display period from 20"
February, 2018 until 21% March, 2018
(both dates inclusive)

Submissions/observations due by
4.00pm 6" April, 2018

Submissions/observations 73 submissions were received in total
as follows:

KCC Internal Sections: 9 in total
including Fire Services, Heritage
Officer, Maynooth MD Office, Water
Services, EHO, Envirocnment,
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Community and Culture, Kildare NROQ,
Roads, Transport and Public Safety.

Prescribed Bodies: 3 in total including
TH, Irish Water, Department of Culture,
Heritage and the Gaeltachi.

Public Representatives: James
Lawless TD, Frank O'Rourke TD and
Clir Reada Cronin

Public Submissions: 58 in total from
members of the public. A report on the
submission is included in Appendix 2.

Part 8 Reference Number P8 2018 - 03

1. Site Location & Context

The subject site of 3.7ha is located approximately 1km north west of Clane
town centre with access from the Ballinagappa Road (L1023) via College
Wood Manor internal service road. College Wood Manor is an established
housing estate located to the north of the site and consists of a mix of housing
type; including detached and semi detached 2 storey units. A playschcol and
scout's den are also located to the immediate north with Greenfield
associated with the larger site area located to the south and west. Nancy's
Lane, a noted heritage trail, forms the eastern boundary to the site.

The site is currently Greenfield and divided east to west by mature trees and
hedging. The topography of the site is relatively flat, with a natural low point
towards the south and centre of the site.
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Fig. 1: Site Location (GIS
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Fig 2: Aerial of Site (Google Earth)

2. Description of the proposed development
(a) Kildare County Council is proposing to construct 77no. of residential units
comprising of:
i.  18no. of 2 bed apartments in 6no. blocks of three storey buildings;

ii. 9no. of single storey 1 bed houses;

iii. 2no. of two storey 2 bed houses

iv. 41no. of two storey 3 bed houses

v. 7no. two storey 4 bed houses;

vi. Renewable energy design measures for each unit

(b) Supporting development works consisting of:
I.  Underground surface water attenuation
It. CCTV infrasiructure
Ill.  Pedestrian and cycle track on Nancy's Lane
IV. ESB substation
V. Alteration to existing road alignment in College Wood Manor
VI. Temporary construction signage
VIl.  Estate signage
VIll.  Varied site boundary treatment comprising walls and fencing
IX. All associated site works.

3. Supporting Documents
The proposal is accompanied by the required plans and particulars, in
addition a number of documents have been included, namely:

- Kildare County Council Part 8 Application Form
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- Planning Statement

- Report on the Submissions Received

- Social Infrastructure Audit

- Screening Report for Appropriate Assessment
- Ecological Impact Assessment

- Architectural Design Statement

- Engineering Report

- Traffic Impact Assessment

- Flood Risk Assessment

4. Public Private Partnership Model

There are in excess of 7,000 applicants on the Kildare County Council social
housing list with a housing need of 797 in Clane town area (April 2018). The
Government's Social Housing Strategy 2020 includes a programme for
delivery of approximately 1,500 new social housing units nationally via an
‘availability based’ Public Private Partnership (PPP) model. The proposed
development is part of the second bundle of sites to be developed under this
programme and the construction of 77 units in Nancy's Lane will assist Kildare
County Council in achieving its targets for delivery of social housing. The unit
mixed is based on the current housing need identified for Clane.

Under the PPP model a consortium designs (in accordance with the grant of
planning permission), builds, finances and maintains the social housing units.
The maintenance and upkeep services are provided for a period of 25 years
after completion of the construction of the dwellings. After the 25 year period
the units are returned to the local authority in good, pre-defined, condition.
The units and site will remain in the ownership Kildare County Council during
the 25 year PPP contract period. The tenants will be Kildare County Council
tenants and Kildare County Council will be the landlord and will have full
allocation rights.

5. Referrals and Consultations
The referrals and consultation process is summarised with an appropriate
response to each submission received in the ‘Submissions Report' prepared
by the Housing Department in Appendix 2 of this report. The following
submissions have been received.

5.1 Prescribed Bodies and Internal KCC Departments/Sections
The following responses were received:

» Department of Culture, Heritage and the Gaeltacht. No objection
subject to modifications in relation to archaeological testing.

e Transport Infrastructure Ireland: No objection.

» [rish Water. No objection subject to subject to maodifications in relation
to connection agreement.

» Area Engineer. No objection subject to clarification in relation to the
provision of bicycle storage and modifications in relation to charging
electric vehicles.

» Environment Section: No objection subject to modifications in relation
to surface water, noise control, project waste, Environmental Audit
requirerment, waste permit requirement.
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» Kildare Age Friendly County Programme Manager. no objection subject
to condition in relation to play space.

» Roads Section: No objection subject to modifications in relation to
width of intemal roads and Nancy's Lane, road construction and
requirement of Road Safety Audits.

» Environmental Health Officer. Requires openable windows for all
habitable space.

e Chief Fire Officer. No objection subject to modifications in relation to
fire safety certificate requirement for each apartment block, fire alarm
systems, fire hydrants.

o Waler Services: No objection subject to modifications in relation to
surface water and attenuation system.

» Heritage Officer. No objection subject to modifications in relation to
site clearance requirement of an ecologist, lighting along Nancy's Lane,
hedgerow and tree protection.

s Kildare Roads Design QOffice: No objection.

5.2 Elected Representatives Submissions/Observations
James Lawless TD
» Sightlines at entrance to comply with required standards.
¢ Review the proposed entrances to the new estate and provide
alternative solutions.
e« Maintenance of access roads shall be included in the PPP tender
agreement.

Frank O'Rourke TD
s Requests that Kildare County Council takes on board the submissions
of the local residents and reflect them positively in the proposed
development.

Clir Reada Cronin

» Acknowledges requirement for proposed housing in the area.

¢ Concerns in relation to standalone layout of houses in the estate.

* Requests meeting with KCC officials and local residents prior to Part 8
decision.

» Suggests liaison group be appointed.

e Requests KCC address the concerns of residents.

o Welcomes one bedroom homes but consideration should be given to
future care of older people.

o Additional support required for youth workers in the area.

5.3 Public Submissions/Observations

The following is a list of members of the public who made a
submission/observation which have been summarised in Appendix 2 of this
report with an appropriate response from Kildare County Council given.

Shirley O'Keeffe
Richard French

Darren Foriune

Shane Dunne
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Denis O'Brien

Martina Forristal

Lynda Ennis,

Jennifer and Mark Bermingham
Donny Hanratty

Cathy Finnegan

Siobhain and Colin O'Brien
Michal Matysek

Colin Dalton

Shauna Keamey

Renee O'Rourke

Jainette Duffy

Leva Ledeikaite

Martine Grogan

Ann Marie Vaughan

Sonia Nolan

Peter Dromgoole

Tom and Pauline Donovan
Joanne and Brendan Boylan
Margaret Coady and Ronan Dowling
Linda Byrne

Stephen McCabe

Marcin and Kataryzna Spicera
Edwina Flavin

Barbara Murray

Tanya Montgomery, Early Days Creche
Colm Early

Michael McLoughlin

Giuseppe Roe

Fran O'Dwyer

Kieron Costello

Andrew Glover, Meadows Residents Association
Edward Doyle

Paul and Fiona Johnston

Daire and Tommy Dillon

Hilary McDonnell

Stephen & Paula Kelly

John Kennedy, Secretary, Clane Community School
Sarah Dillon

Dominic Smith

Claire McCormack

Yvonne Reidy

Sinead Ronan

Marisa Ronan

Maire Finnerty

Yvonne Nolan

Caroline Manzor

Richey Fahey
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* Rossa Fahey

Cathy Finnegan, Acting Chairperson, Residents'
Association

John O'Rourke,

Thomas Foley

Residents Ballinagappa Road

Amanda Kelly

6. Policy Context

The Housing Section has prepared a detailed report outlining how the
proposed development complies with the provisions of the Kildare County
Development Plan 2017 — 2023 and the Clane Local Area Plan 2017 — 2023.
The following is a brief outline of applicable policies and site specific
objectives of both Plans.

6.1 Kildare County Development Plan 2017 — 2023
The Council’s policies relating to housing development are detailed in Chapter
4 of the County Development Plan 2017 — 2023. The Housing Section has
prepared a detailed report outlining how the proposed development complies
with the provisions of the County Development Plan 2017-2023, including:
- Securing the implementation of the Housing Strategy
- Increasing the stock of social housing within the County
- Promoting social integration
- To build and support the delivery of new housing appropriate to the
needs of the County
- To ensure an appropriate mix of housing is achieved
- To support the development of sustainable communities
- Having regard to Quality Housing for Sustainable Communities —
Design Guidelines
- Housing densities
- Quality design and layout
- Special needs housing
- Private and semi-private open space

The Council's guiding principles in relation to urban design and development
management standards are provided in Chapter 15 and Chapter 17
respectively of the Plan.

Built / Natural Heritage

Built Heritage There are no Protected Structures located on the
subject site. The site is located outside the ACA.

Archaeological There is no record of archaeological heritage on the

Heritage subject site. The site is located outside the Zone of

Archaeological Potential. The following are noted
within 300m of the subject site:

KD014-018 ~ Ringfort — approximately 200m west
KD014-019 - Burial ground — approximately 200
east

Natural Heritage No SAC or SPA in close proximity to the subject site.
An Appropriate Assessment Screening Report was
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undertaken by NM Ecology. The outcome of the AA
Screening is that there is no requirement for an
Appropriate Assessment. Ballynafagh Bog SAC is
located approximately 4km west of the subject site.
The site is outside the potential zone of influence of
1km. A noted Heritage Trail, Nancy's Lane, forms
the eastern boundary of the site.

Landscape Character | Northern Lowlands — High compatibility for urban
residential development

6.2 Clane Local Area Plan, 2017-2023
Zoning: The proposed development site is zoned ‘C’ for new residential in the
Clane LAP 2017 — 2023. The proposed residential development is theer

Site Location

Fig 3: Clane LAP Zoning Map
The following site specific objectives apply:

C501.2 To focus new residential development into the Key Development
Areas identified in the Core Strategy map and new enterprise development
into areas identified for light industry and warehousing and business and
technology development.

C01.2 To promote and facilitate the phased development of identified Key
Development Areas in accordance with the guidance set out in Section 12,

HCO2.1 To ensure that a good mix of housing types and sizes is provided in
each Key Development Area to meet the future needs of the population of
Clane.

MTO1.1 To secure the implementation of walking and cycling projects
identified in Table 8.1 and on Map 8.1.

MTO1.2 To maximise connectivity for pedestrians and cyclists in Key
Development Areas and identify strategic links in existing areas in order to
maximise access to local shops, schools, public transport services and other
amenities
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MTO3.1 To improve connectivity between the outer areas of the town through
the planning and delivery of orbital connections between the existing radial
road network.

MTO3.2 To secure implementation of the road projects as indicated on Table
8.1 and Map 8.1, and to preserve identified road corridors free from
development.

Roads
Objective

L 4’ l /
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Fig 4: Site Spec:f:c Roads Object:ve

Gl01.3 To seek to protect and enhance the biodiversity value and ecological
function of the Green Infrastructure network.

GIO1.4 To ensure key trees, woodlands and hedgerows identified, and the
linkages they provide to larger areas of green infrastructure and the wider
countryside, are retained where appropriate and integrated into the design of
new developments.

GIO1.5 To promote a network of paths and cycle tracks to enhance
accessibility to the Green Infrastructure network, while ensuring that the
design and operation of the routes responds to the ecological protection
needs of each site.

Green
Infrastructure

SlteSpeCIflc Green Infrastructure Objectives

Chapter 12 Urban Design and Key Development Site provide guiding urban
design principles and design briefs for key development areas within Clane.
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The proposed development site forms part of KDA 4 — Nancy's Lane, with the
following vision and key objectives for the site:

S e 3 -
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= Indicative road
<= potential accessflink
Bufter rone
Wwg Hedgerow of value
iba = Unsupervised edge

Fig 6: Key Develo,;ment Area 4

Vision: The consolidation of the urban area of Clane through new
residential development and open space and amenily provision, protecting
lands for Community and Educational uses, delivering important
conneclivity between Ballinagappa Road/College Wood Manor and the
schools quadrant and Prosperous Road and integrating Nancy's Lane while
protecting its natural heritage features.

Connectivity/Movement

Provide road link between College Wood Manor / Prosperous Road and
pedestrian cycle/link at Nancy's Lane. Achieve vehicular, pedestrian and
cyclist permeability throughout the development area. Provide access to
Nancy’s Lane at identified breaks in hedgerow. Ensure direct
pedestrian/cycle links to school in development on C&E lands. Facilitate
potential future links to lands zoned Strategic Reserve. Design all
roads and streets in accordance with the Design Manual for Urban Roads
and Streets.

Built Form

Provide passive surveiflance of roads and open spaces and address
existing unsupervised edges, predominantly through the use of the
perimeter block in built form. Create legible development with sense of
place. Have regard to residential amenity of existing dwellings at the
perimeter. Buildings 2 — 3 storey height with transition in scale from existing
residential development. This KDA is likely to accommodate lower to
medium density residential development in the order of 25 — 30 units per
hectare. The southern portion of the KDA may be more appropriate for
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lower density development, given the configuration of the KDA and pattern
' of development adjacent.

Landscape and Spaces

Provide min. 15% of New Residential area as public open space. Retain
natural heritage and Green Infrastructure features through incorporation
into areas of open space and boundaries of residential development,
including a buffer of up to 50m south of Nancy's Lane and 10m north of
Nancy’s Lane. Incorporate natural heritage and Green Infrastructure
features in addressing flood risk and preparation of SuDs strategy.

6.3 Relevent Government Policy
The Part 8 has been prepared having regard to the following National
Planning Guidelines:

s Sustainable Urban Housing Design Standards for New Apariments
Department of Housing, Planning and Local Government, 2018

e Urban Design Manual: A Best Practice Guide, Department of
Environment Heritage and Local Government, 2009

o Sustainable Residential Developments_ in Urban Areas, Department of
Environment, Heritage and Local Government, 2009

e Design Manual for Urban Roads and Streets Department of the
Environment, Community and Local Government and Department of
Transport, Tourism and Sport (2013)

» Appropriate Assessment of Plans and Projects in Ilreland — Guidance
for Planning Authorities, Department of the Environment, Heritage and
Local Government, (2009)

s The Planning System and Flood Risk Management - Guidelines for
Planning Authorities, Department of the Environment, Heritage and
Local Government & OPW, (2009)

o Smarter Travel — A Suslainable Transport Future. A New Transport
Policy for Ireland 2009 — 2020, Department of Transport, (2009)

7. Assessment of Key Planning Issues:

7.1 Housing Mix and Density

A detailed schedule of accommodation is provided in the Architectural Design
Statement and breakdown of each room within the residential units is included
prepared by Sean Harrington Architects. It is submitted that the design
statement has been prepared in compliance with Kildare County Development
Plan 2017 — 2023 and also national planning guidelines. It is considered that
an adequate mix of housing is provided on site comprising 12% 1 bed units,
26% 2 bed units, 53% 3 bed units and 9% 4 bed units. There is also variety in
building form ranging from single storey and 2 storey houses and 3 storey
apartments. The density of the proposed development is indicated at 25.3
units per hectare which is acceptable given the average density of 26 units
per hectare as indicated in the Clane LAP 2017 — 2023.

7.2 Design and Layout
The layout of the proposed development has responded well to the existing
context of the site in terms of connections with College Wood Manor and
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Nancy’s Lane and responding to site specific objectives of the Clane LAP
2017 - 2023 in terms of movement, natural heritage and landscape and built
form. The layout is based on 4 quadrants/blocks with a central public open
space area and the creation of a boulevard type streetscape. Each block
provides active frontages and strong corner arrangements, providing passive
surveillance of proposed streets and open space.

A modern approach to design approach has been taken with regards to unit
design. Contiguous elevations of the proposed streetscape have been
included which illustrate the visual impact of development. The following is a
synopsis of each unit key design features:

e Apartments are 3 storey flat roof structures with a maximum height of
10.4m. Each unit will have own door access arrangements (an external
stairway to 1% floor apartments is noted). Private open space is
proposed as terraces or balconies. Ground floor private storage is
provided for all apartments. Windows of varying proportions are
proposed. Direct overlooking of adjacent properties is not considered
an issue.

« Single storey pitched roof terraced units with a maximum height of
6.5m. Private open space is proposed to the rear of each unit.
Windows of varying proportions are proposed, with feature wraparound
element to the end and corner units.

¢ 2 storey monopitch semi detached units with a maximum height of
10.10m. Each unit has either a flat roof or monopitch extension to the
rear. Private open space is proposed to the rear of each unit Windows
of varying proportions are proposed. Comer sites provide active
frontage on all addressing elevations.

+ 2 storey pitched roof terraced units with a maximum height of 9.5m.
Private open space is proposed to the rear of each unit. Windows f
varying proportions are proposed.

+ |t is noted internal storage space has been provided. Where a deficit is
indicated, external storage is proposed.

« External materials include a mix of brick and plaster finish. Details of
same will require agreement of the Planning Authority.

The Planning Statement also contains a section on design strategy and how
the proposed development accords with the 12 Criteria of the Urban Design
Manual, 2009.

7.3 Green Energy

The plans accompanying the development proposal detail the provision of
solar panels at roof level on every residential unit, capable of achieving a
Building Energy Rating in accordance with the provisions S.l.No. 666
European Communities (Energy Performance of Buildings) Regulations 2006.

7.4 Public Open Space

It is a requirement of the design brief in the Clane LAP 2017 — 2023 to provide
a minimum of 15% of the site as public open space and aiso retain the natural
heritage and Green Infrastructure features through incorporation into areas of
open space and boundaries of residential development, ‘including a buffer of
up to 50m south of Nancy's Lane and 10m north of Nancy's Lane’. It is
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indicated that the proposed development accommodates 18.7% of public
open space, strategically located and naturally overlooked in so far as
possible. The location, layout and usability of the public open space areas
are acceptable and positively contribute in creating a sense of place.
Furthermore, it is indicated on the landscaping plan that much of the existing
mature trees and hedging within the site shall be retained and incorporated
into the landscape design in accordance with the aforementioned key
development site requirements. A 10m open space buffer has also been
provided to the west of Nancy’s Lane heritage trail.

7.5 Private Open Space

A detailed schedule of private open space provision for the houses and
apartments is attached to the Architectural Design Statement and also the
Planning Statement. The private open space has been provided in general
accordance with the CDP standards detailed in the tables below. Each
dwelling house proposes rear private gardens, whilst private open space
proposed for each apartment consists of terrace gardens to ground floor units,
exterior balcony to first floor units and enclosed terrace to second floor units.

Apartment | Required Provided
Type
2 bed 7sgm 7.04 - 35.08sgm
House Required | Provided
Type
1 bed 48sgm 48.13 - 84.11sgm
2 bed 55sgm 62.3 — 65.09sgm
3 bed 60sgm 60.84 —

127 .4sqm
4 bed 75sgm 75.6 — 165.2sgm
7.6 Boundary Treatment:

It is proposed to retain the existing mature natural boundary surrounding the
site. It is noted the westemn boundary will be reinforced with a (temporary, until
future and larger site area is complete) 1.8m high weld mesh metal fence. In
terms of boundary treatment within the proposed housing scheme, the front of
each dwelling site will consist of a metal fence and gate with enclosed bin
storage along the side wall. Rear boundary treatment wili consist of a 2m high
concrete post and panel wall to provide privacy. The proposed boundary
treatment complies with requirements of the CDP.

7.7 Transportation

It is stated that the access strategy for the site has been influenced and
designed in accordance with the requirements of the Design Manual for Urban
Roads and Streets (DMURS). Access to the development is from the internal
service road which accesses College Wood Manor residential development
from the Ballinagappa Road. (It is noted a section of the southern boundary
wall and hedging in relation to College Wood Manor will be removed to
accommodate the proposed road). It is proposed to extend this road around
the proposed development site to the north and west with a 6.5m carriageway
with a number of narrower (5.5m recommended by Roads) running
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perpendicular to same. All streets will have been designed in compliance with
DMURS and have a boulevard arrangement with cycle paths, footpaths, street
trees and car parking. A Traffic & Transport Assessment has been prepared
by Malone O’ Regan Engineers and forms part of the plans and particulars
supporting the proposed development. It is a specific roads objective of the
Clane Local Area Plan 2017 — 2023 to provide a link road between College
Wood Manor and the Prosperous Road (Butterstream link road). This road will
alsc serve the larger site area indicated for future development to the west
and south. In accordance with the requirements of CDP, the proposed
development provides for a total of 161 no. car parking spaces, resulting in
the provision of 2 no. spaces per house, 1.5 per apartment and 11 additional
spaces for visitor parking. Whilst it is noted that all parking is on street
parking, spaces have not been provided within the carriage or path ways and
its visual impacts have been softened with street trees. The application was
referred to the Transportation Department of KCC. No objections were raised
subject to specific modifications .

7.8 Water Services

It is proposed to raise the levels of the site to facilitate gravity fall drainage
connections (both surface and foul) into College Wood Manor. Surface water
runoff from the new roads surfaces and roofs of new buildings will be
collected in gullies and directed towards 2 new attenuation tanks which are
proposed under the central open space. It is noted in the Clane LAP 2017 —
2023 that the North East Kildare Regional Water Supply Scheme has
sufficient capacity to accommodate development in Clane. The application
was referred to Irish Water and Water Services Section of KCC. No issues
were raised subject to modifications .

7.9 Flood Risk Assessment

A Site Specific Flood Risk Assessment has been submitted with the
application. It is noted that the assessment demonstrates that the entirety of
the site is not at risk from flooding from either a 1 in 100yr or a 1 in 1000yr
storm event. The Water Services Section of KCC has no objections to the
proposed development subject to specific recommendations.

7.10 AA Screening

An Appropriate Assessment Screening Report has been prepared and is
included with the plans and particulars accompanying this application. The
report confirms that there are no designated sites within 1km of the proposed
development and no pathways for indirect impacts on any distant sites, so the
risk of direct or indirect impacts on any designated sites is considered to be
negligible. The contents and findings of the AA Screening Report is noted and
accepted. Refer to Appendix 1 for the KCC AA Screening report.

7.11 EIAR Screening

An Environmental Impact Assessment Report (EIAR) is required to
accompany a planning application for development of a class set out in
Schedule 5 of the Planning and Development Regulations 2001 as amended,
which exceeds a limit, quantity or threshold set for that class of development.
In the case of residential development an EIAR is required for the construction
of more than 500 units. An EIAR will also be required by the planning
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authority in respect of sub-threshold development where the authority
considers that the development would be likely to have significant effects on
the environment (Article 103). The proposed development does not exceed
the quantity of residential units requiring the submission of an EIAR as set out
in Schedule 5 of the Planning and Development Regulations 2001, as
amended. Accordingly, the preparation of an EIAR is not warranted in this
instance.

7.12 Ecological Assessment
An Ecological Impact Assessment has been submitted as part of the
application. Predicted impacts and mitigation measures are noted as follows:
¢ Impact on breeding birds and mammals due to site clearance. Site
clearance is recommended between September and February, outside
of breeding periods. It is noted in the response to the submission tree
felling, hedge cutting and unnecessary site clearance will be avoided
during this time.
o Impact on the natural heritage of Nancy's Lane with the construction of
a 3m wide tarmacadam cyclepath, access points from the development
site and provision of LED lighting for security purposes. It is
recommended that the width of the proposed cyclepath will match that
of the underlying track and there will be no disturbances outside of this
track. All lighting will also be designed to have minimal impact on
nocturnal bats and animals and will have regard to the KCC public
lighting policy.
o |t is also proposed to engage the services of a qualified ecologist to
review works.

8. Conclusions

The Clane Local Area Plan 2017 — 2023 is clear in its vision for the proposed
development site KDA4 — ‘The consolidation of the urban area of Clane
through new residential development and open space and amenily provision,
protecting lands for Community and Educalional uses, delivering important
connectivity between Ballinagappa Road/College Wood Manor and the
schools quadrant and Prosperous Road and integrating Nancy’s Lane while
protecting its natural heritage features. The proposed deveiopment has
positively responded to the design brief for this subject site as follows:

| Connectivity/Movement

The proposed development includes the provision of a section of a link road !

| between College Wood Manor and the Prosperous Road and also provides |

linkages and connectivity to an improved Nancy's Lane. All
roads and streets have been designed in accordance with the Design Manual
for Urban Roads and Streets. It is also noted that an indicative master plan

for the larger site area has been included in the Architectural Design

Statement which illustrates where connections can be made for future
development.
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Built Form

The built form has responded positively to the context of the site. 4
blocks/quadrants interspaced with a fully permeable boulevard type
streetscape has been designed to allow passive surveillance. A central and
focal public open space area also traverses the site. The proposed layout
and design are considered to comply with the 12 criteria indicated in the
Urban Design Manual, 2009.

Landscape and Spaces

The proposed development provides 18.7% public open space in the form of
a central area and also a buffer along Nancy’s Lane. Plans indicate the
retention of all natural boundaries with elements being incorporated into the
landscaping for the overall development.

Having regard to:

* The provisions of the Kildare County Development Plan 2017 — 2023
and the Clane Local Area Plan 2017 — 2023 which actively seeks to
increase the stock of housing in the county by building or supporting
the delivery of housing to meet the needs of an increasing population in
Co. Kildare

s The provisions of National Planning Guidelines in relation to residential
development

e Kildare County Council's internal departmental reports and Prescribed
Bodies reports

» Appendix 2 on Submissions Report and the response to each

item/issue raised

Reports accompanying the application

The AA Screening report

The existing and permitted residential use in the area

The nature, extent and design of the proposed development
The modifications set out below.

¢ & & & @

It is considered that the proposed development:

e Would be in accordance with the provisions of the Kildare County
Development Plan 2017-2023 and Clane Local Area Plan 2017 -
2023.

» And would therefore be in accordance with the proper planning and
sustainable development of the area.

9. Recommendation

It is recommended to the Mayor and Members of the Maynooth Municipal
District, the proposed development be proceeded with, subject to the
maodifications set out below.

Modifications
1) The proposed development shall be carried out in accordance with the
plans and particulars placed on public display on 20" February 2018,
except where altered or amended by the following modifications.
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2) A revised side elevation on the end unit at the north east comer of the
site within Block N shall be agreed with the Planning Authority prior to
commencement of any development. This elevation shall provide a
more active frontage along its side elevation addressing the street.

3) The external finish of the proposed dwellings shall be agreed with the
Planning Authority prior to commencement of development.

4) All dwelling units shall be provided with the minimum storage
requirements set out in the Kildare County Development FPlan 2017-
2023 or as agreed with the Planning Department.

5) Details of the proposed signage as provided for in the public notices
shall be agreed with the Planning Authority prior to commencement of
any development.

6) The infrastructure for Electric Vehicle charging points will be provided
in the communal parking zones at an approximate rate of 1 in 10
parking spaces or 10% to comply with the provisions of the County
Development Plan 2017 - 2023.

7) (a) Final details regarding the requirements of the following internal and
external referrals, as indentified in Appendix 2, shall be agreed with the
Planning Authority prior to commencement of development:

* Environment

Fire Service

Economic Community & Cultural Development

Transportation

Water Services

Maynooth Municipal District Engineer

Environmental Health Officer

Heritage Officer

Irish Water

Department of Culture, Heritage and the Gaeltacht

(b) All modifications as set out in Appendix 2 shall be incorporated
within the proposed development and be carried out in full.

8) In the interests of residential amenity the hours of construction
activities on the site shall be restricted from Monday to Friday 08.00 —
17.30, Saturday 08.00 - 13.00 or as agreed with the Planning
Department. No building activity shall be undertaken on Sundays and
Bank Holidays under any circumstances.

A Date: ZSIS) | 8/

M/b(iw//fm Date: ’15{’55 ] I3
Senior Planner - /w

_,-o-"""f--ﬁ‘f- ‘(
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APPROPRIATE ASSESSMENT SCREENING REPORT

AND
CONCLUSION STATEMENT

(A) Project Details

Planning File Ref

P8 2018 -03

Applicant name

Housing Department KCC

Development Location

Nancy's Lane, College Wood Manor, Ballinagappa
Road, Clane

Site size 3.7ha
Application No
accompanied by an

EIS (Yes/NO)

Distance from Natura
2000 site in km

Ballynafagh Bog SAC — 4km west of subject site

Description of the project/proposed development

77 dwelling units

(B) Identification of Natura 2000 sites which may be impacted by the

proposed development

Yes/No
If answer is yes,
identify list name
of Natura 2000
site likely to be
impacted.
1 | Impacts on sites Is the development
designated for within a Special Area of
freshwater habitats or Conservation whose
species. qualifying interests
include freshwater No
Sites to consider: River habitats and/or species,
Barrow and Nore, Rye or in the catchment
Water/Carton Valley, (upstream or
Pollardstown Fen, downstream) of same?
Ballynafagh lake
2 | Impacts on sites Is the development
designated for wetland within a Special Area of
habitats - bogs, fens, Conservation whose No
marshes and heath. qualifying interests
include welland
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Sites to consider: River habitats (bog, marsh,
Barrow and Nore, Rye fen or heath), or within
Water/Carton Valley, 1 km of same?
Pollardstown Fen, Mouds
Bog, Ballynafagh Bog, Red
Bog, Ballynafagh Lake
3 | Impacts on designated Is the development
terrestrial habitats. within a Special Area of
Conservation whose
Sites to consider: River qualifying interests No
Barrow and Nore, Rye include woodlands,
Water/Carton Valley, dunes or grasslands, or
Pollardstown Fen, within 100m of same?
Ballynafagh Lake
4 | Impacts on birds in SPAs | /s the development
within a Special No
Sites to consider: Protection Area, or
Poulaphouca Resevoir within 5 km of same?
Conclusion:

If the answer to all of the above is No, significant impacts can be ruled
out for habitats and bird species.

No further assessment in relation to habitats or birds is required.

If the answer is Yes refer to the relevant sections of C.

(G) SCREENING CONCLUSION STATEMENT
Selected relevant category for project assessed by ticking box.

1 AA is not required because the project is directly connected
with/necessary to the conservation management of the site

2 No potential significant affects/AA is not required X

3 Significant effects are certain, likely or uncertain.
Seek a Natura Impact Statement
Reject proposal. (Reject if potentially damaging/inappropriate)

Justify why it falls into relevant category above (based on
information in above tables)

Having regard to the proximity of the nearest SPA/SAC and given the
nature and extent of the proposed development it is not considered
there would be potential for significant effects on the Natura 2000
network.

Name: Cliodhna Scanlon
Position: Assistant Planner
Date: 21/05/18
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APPENDIX 2

SUBMISSIONS REPORT
PREPARED BY HOUSING SECTION
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