KILDARE COUNTY COUNCIL
PLANNING DEPARTMENT

Report prepared in accordance with Part Xl of the Planning and Development

Act 2000, as amended and Part 8 of the Planning and Development

Regulations 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

Residential

Site Location

The former HSE Dispensary site, Carbury, Co.
Kildare, W91 VF24

Development proposed
by

Housing

Display period

Advertised in the Leinster Leader and Kildare
Nationalist published on the 30t July 2024.

Public display period 31/07/24 to 12/09/24

Submissions or observations with respect to the
proposed development dealing with the proper
planning and sustainable developments of the
area in which the developments would be
situated may be made in writing to on or before
4.00p.m. on the 12/09/2024

Submissions/observations

4 No. submissions received.

A Report on the submissions is included in
Appendix B.
A list of people who made
submissions/observations is provided in
Appendix C
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Part 8 Reference Number | P8 2024-13

SITE LOCATION & CONTEXT

The proposed site is located to the south of Carbury village neighbouring
agricultural lands to the east and south with the R402 regional route also to
the south and existing residential units of Carbury village to the west and

north.
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Fig 1: Site Location (Google maps)
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Figure 2: Site Location (Wider Context Google Maps)

2. DESCRIPTION OF PROPOSED DEVELOPMENT

The proposed development will provide 5 no. social houses and a new
carpark to service an existing Community Facility at the former HSE
Dispensary site, Carbury, Co. Kildare and comprises of the following:

demolition of existing 30sqm single storey flat roof service building on the
northeastern side of the community facility,

demolition of existing 8 sgm single storey flat roof wec on the northeastern
side of the existing smaller building on site,

demolition of parts of the site boundaries / entrance walis and removal of
the existing septic tank. The construction of replacement site boundaries
and combined site entrance, to include the removal of some existing trees
and overgrowth,

construction of four new terraced units over two floors, comprising of 3 no.
two bed dwellings and 1 no. three bed dwelling,

refurbishment and internal alterations of existing single storey building
onsite into a one bed dwelling,

construction of a new car park, vehicular access, and pedestrian paths to
service the existing community facility,
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- all associated site-works including new site boundaries, combined site
entrance and associated tying in with existing road and path network, new
landscaping (private, semi-private & public open space), site drainage,
new foul water treatment plant to service the 5 dwellings and existing
community facility, private car parking, public lighting, ancillary site
services and development works above and below ground.

The proposed 5 no. dwellings will be occupied by persons complying with Local
Need requirements as set out in Table 3.4 of the Kildare County Development
Plan 2023-2029.

3. SUPPORTING DOCUMENTS
The proposal is accompanied by the required plans and particulars which
include the following:

- A design Architectural Statement

- Ecology AA Screening Report & Determination

- Ecology EIA Screening Report & Determination

- Hyrdological Assessment

- Drainage Percolation Report

- Consulting Engineers Report for Water Supply, Wastewater and a
Stormwater Management Plan

- Landscape Masterplan

4. REFERRALS AND CONSULTATIONS

The referrals and consultation process has been summarised by the Architects
Department and an appropriate response to submissions and issues raised is
contained in Appendix B of this report.

4.1 Submissions

4 no. submissions were received during the display period. The issues raised
in the submissions are outlined and a response to the issues made are
contained within the report in Appendix B of this report.

4.2 Prescribed Bodies

The Part 8 proposal was referred to 13 no. prescribed bodies and 14 internal
departments. The issues raised in the submissions are outlined and a response
to the issues made are contained within the report in Appendix B of this report.
Only one submission was received from Uisce Eireann.

4.3 Internal KCC Reports Received
The Part 8 proposal was referred to relevant internal departments of Kildare
County Council. The issues raised in the submissions are outlined and a
response to the issues made are contained within the report in Appendix B of
this report. Submissions were received from the following:

o Fire Services: No Objection subject to conditions

e Public Realm: No Objection

5. PLANNING HISTORY
No recent planning history on the subject lands.

Part 8 Report P§ - 2024 - 13 4



6. BUILT AND NATURAL HERITAGE

Built Heritage The subject site does not contain or adjoin a
protected structure or listed monuments. Newberry
Hall is located to the south of the subject site and
separated by the R402 regional road.

Archaeological The subject site is not located within a zone of
Heritage Archaeological potential.
Natural Heritage The subject lands fall under the category of the

Northwestern Lowlands and within a Low
Landscape sensitivity area. Carbury Bog NHA is
situated ¢. 578m from the subject lands.

7. POLICY CONTEXT

7.1 National Planning Framework

The National Planning Framework (NPF) is the Government's high-level
strategic plan for shaping the future growth and development of Ireland out to
the year 2040. It identifies “Enhanced Amenities and Heritage” as a national
strategic outcome (NSO} which will require investment in well-designed public
realm, which includes public spaces, parks and streets, as well as recreational
infrastructure. This is linked to and must integrate with our built, cultural and
natural heritage, which has intrinsic value in defining the character of urban and
rural areas and adding to their aftractiveness and sense of place. It also
identifies Access to Quality Childcare, Education and Health Services as a NSO
and requires good access o a range of quality education and health services,
relative to the scale of a region, city, town, neighbourhood or community is a
defining characteristic of attractive, successful and competitive places.
Compact, smart growth in urban areas and strong and stable rural communities
will enable the enhanced and effective provision of a range of accessible
services.

7.2 Regional Spatial and Economic Strateqy

The RSES replaced the Regional Planning Guidelines for the Greater Dublin
Area. The RSES provides regional level strategic planning and economic policy
in support of the implementation of the NPF and provide a greater level of focus
around the National Policy Objectives and National Strategic Outcomes of the
NPF. The RSES identifies Regional Strategic Objective Creative Places which
seeks to enhance and integrate and protect our arts, culture and heritage
assets to promote creative places and heritage led regeneration.

7.3 Kildare County Development Plan 2023-2029

The following chapters were considered in the assessment of this Part 8
Development.

Chapter 2 Core Strategy and Settlement Strategy

Chapter 3 Housing
Chapter 10 Community Infrastructure and Creative Places
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Chapter 11 Built and Cultural Heritage

Chapter 12 Biodiversity and Green Infrastructure

Chapter 13 Landscape, Recreation and Amenity

Chapter 14 Urban Design, Placemaking and Regeneration
Chapter 15 Development Management Standards

Volume 2 Village Plans and Rural Settlements

7. ASSESSMENT OF PROPOSED DEVELOPMENT
7.1 Principle of Development

Carbury is identified as a Rural Node within Volume 2 of the County
Development Plan 2023. The overall objective of Volume 2 is to:

- (i) support the sustainable growth of our small towns, villages and
settlements,

- (ii) support appropriate local employment opportunities and economic
activity,

- (iii) build on each areas unique character and natural assets

The subject lands are not zoned within any statutory plan or framework and
therefore must be considered rural. It is noted that this has been
acknowledged as part of the advertised and statement that the proposed the
proposed 5 no. dwellings will be occupied by persons complying with Local
Need requirements as set out in Table 3.4 of the Kildare County Development
Plan 2023-2029.

Given the location of the subject lands, the potential for consolidation of the
settlement/Rural node of Carbury alongside the re-use of the former HSE
dispensary lands and buildings it is considered that the proposed development
is acceptable in principle.

7.2 Environmental Impact Assessment

An EIA Screening Report was prepared by MacCabe Durney Barnes to assist
the relevant authority (Kildare County Council) in forming an opinion as to
whether or not the Proposed Scheme should be subject to Environmental
Impact Assessment (EIA) and if so whether an Environmental Impact
Assessment Report (EIAR) should be prepared in respect of it. The screening
process included an assessment of the details of the Proposed Scheme with
reference to the relevant EIA legislation including the Planning & Development
Regulations 2001 (as amended by Planning and Development Regulations
2015), the EIA Directive 2011/92/EU (as amended by Directive 2014/52/EU)
and relevant EU Guidance including Interpretation of definitions of project
categories of annex | and Il of the EIA Directive, EU, 2015 and Environmental
Impact Assessment of Projects Guidance on Screening, EU, 2017.

The overall conclusion of the screening exercise was that there should be no
specific requirement for a full Environmental Impact Assessment of the
Proposed Scheme As there is no requirement for an Environmental Impact
Assessment Report to be carried out for the Part 8 proposal, there is no
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requirement for an Environmental Impact Assessment to be prepared by the
Planning Authority.

7.3 Appropriate Assessment

An Appropriate Assessment Screening Report was prepared by NMECOLOGY
Ltd to assist the relevant authority (Kildare County Council) in forming an
opinion as to whether or not the Proposed Scheme requires a Natura Impact
Assessment. The Appropriate Assessment (AA) Screening Report was carried
out in accordance with the document ‘Assessment of plans and projects
significantly affecting Natura 2000 sites: methodological guidance on the
provisions of Article 6(3) and 6(4) of the Habitats Directive 92/43/EEC’ (Oxford
Brooks University, 2001) with the requirements of Article 6 of the EU Habitats
Directive (Directive 92/43/EEC). This report and any contributory fieldwork were
carried out in accordance with guidelines given by the Department of
Environment, Heritage and Local Government (2009, amended 2010). The
process is given in Articles 6(3) and 6(4) of the Habitats Directive and is
commonly referred to as ‘Appropriate Assessments’ (which in fact refers to
Stage 2 in the sequence under the Habitats Directive Article 6 assessment).
Aricle 6 of the Habitats Directive sets out provisions which govern the
conservation and management of Natura 2000 sites. Article 6(3) and 6(4) of the
Habitats Directive set out the decision-making tests for plans and projects likely
to affect Natura 2000 sites (Annex 1.1). Article 6(3) establishes the requirement
for Appropriate Assessment.

The AA Screening Report concluded that no impacts are likely as a resuit of the
Proposed Scheme on the conservation objectives or overall integrity of any
Natura 2000 Site and accordingly Appropriate Assessment is not required. The
Appropriate Assessment Screening of the Planning Authority is attached in
Appendix A of this report.

7.4 Scheme Design and Layout

The subject lands are located within a cul de sac formed as part of the
realignment works for the R402 regional road with the immediate area pre-
dominantly characterised by single storey/low profile dwellings.

The proposed development involves the re-purposing of a single storey building
on site to residential use with a further 4 no. single storey/low profile dormer
bungalows to the rear fronting onto a shared access drive and landscape open
space area. Individual car parking is provided to the front of each dwelling. The
dormer design of the proposed new dwellings is considered to be in keeping
with the existing community building to the south of the site.

Overall the design and layout is considered to be acceptable and in keeping
with the pattern of development in this area. While it is unclear from the site
layout plan, how bin storage will be incorporated into the scheme for units 3,4
and 5 this issue can be dealt with through detailed design.
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Figure 3: CGI Image extract

7.5 Public Realm and Open Space

From a public realm perspective, it is considered that the overall proposed
redevelopment of the subject lands will enhance the public realm within this
rural node with enhancements proposed along the northwestern boundary
through the addition of a new open space area/play area fronting onto the local
road and complementing the existing open space area to the front of the
community building. The proposal will also facilitate a more formalised car
parking arrangements and new bicycle parking for the existing community
centre building.

The design finishes proposed are also considered to be in keeping with the
pattern of development in this area and will further enhance the public realm.

In addition to the above the proposed development provides 50% of the sites
area as public amenity space to be used by the new residents, the users of the
community facility and the existing residents of Carbury.

7.6 Dwelling design

From a design perspective the proposed development can be considered in two
parts;

A) The re-purposing of the former dispensary building providing for a 1-
bedroom dwelling and

B) The provision of 3 no. 2 bedroom dwellings and 1 no. 3 bed end of terrace
dwelling.

A) The proposed works to the former dispensary building involve minor
demolition works with the removal of a chimney and a single storey flat roof
extension to the side. Alongside refurbishing the existing building, a new
aluminium canopy is proposed at the entrance while a large living space
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window opening is provided. It is considered that the proposed works are
acceptable and provide for an aesthetically pleasing re-design of this
building.

Figure 4: CGI Extract refurbishment and enhancement of former dispensary
building

B) The proposed 4 no. dwellings to the rear of the former dispensary building
are also considered to be acceptable from a design perspective within this
rural node.

[ i
Figure 5: CGl Extract front elevation of proposed new housing, boundary

freatments and common spaces.

Design Standards: The drawing details include an assessment against the
Standards of the Quality Housing for Sustainable Communities: Design
Guidelines and the Kildare County Development Plan 2023-2029. in all cases
the proposed developments meets or exceeds the requirements set out in both
standards as set out in the tables included with drawings numbered 22008-P-
2100, 2105 and 2110.
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8. CONCLUSION
Having regard to:

The provisions of the Kildare County Development Plan 2023 - 2029
Kildare County Council’s internal departmental reports and Prescribed
Bodies reports,

The EIAR Screening Report,

The AA Screening Report,

Appendix B Submissions Report and the responses to the items/issues
raised,

Appendix C List of people who made public submissions,

The location of the proposed development,

The nature and extent of the proposed development and

The recommendation set out below.

it is considered that the proposed scheme would be in accordance with the
provisions of the Kildare County Development Plan 2023 - 2029 and would
therefore be in accordance with the proper planning and sustainable
development of the area.
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9. RECOMMENDATION

It is recommended to the Mayor and Members of the Clane- Maynooth
Municipal District, that the proposed Part 8 be proceeded with, subject to the
modifications set out below.

The proposed Part 8 shall be carried out in accordance with the plans and
particulars placed on public display from the 31/07/2024 to the 29/08/2024,
including the restriction that the proposed 5 no. dwellings will be occupied by
persons complying with Local Need Requirements as set out in Table 3.4 of the
Kildare County Development Plan 2023-2029 and shall be subject to the
following:

1.

The requirements as outlined in response to submissions from the Public
Realm Team as part of the Detailed Design stage.

Details of suitable bin storage shall be incorporated into the overall design
for units 3,4 and 5.

The proposed surface water drainage system shall be designed in terms
of incorporating appropriate Sustainable Drainage Systems (SuDS). The
scheme shall comply with the Kildare County Development Sustainable
Drainage Systems (SuDS) Guidance Document and incorporate a
sequence of SuDS techniques that work together in a Management Train
to control the flow, volume and frequency of run-off as well as preventing
or treating pollution as water flows through the development.

Prior to the commencement of development, the applicant shall prepare a
Construction and Demolition Resource Waste Management Plan
(RWMP) in accordance with Appendix C of the “EPA Best Practice
Guidelines for the Preparation of Resource and Waste Management
Plans for C&D Projects (2021)” including demonstration of proposals to
adhere to best practice and protocols. The RWMP shall include specific
proposals as fo how the RWMP will be measured and monitored for
effectiveness, these details shall be placed on the file and retained as part
of the public record. The RWMP must be submitted to the planning
authority for written agreement prior to the commencement of
development.

The permitted hours of operation during the construction phase and for
construction related collections and deliveries shall be between 08:00hrs
to 18:00hrs Monday to Friday and 08:00hrs to 14:00hrs on Saturdays.
Work is not permitted on Sundays and on public holidays.

Noise Control. The following noise limits shall apply to construction
activities: 70 dB(A) (LAeq 1 hour) between 08:00 hours and 18:00 hours
Monday to Friday inclusive (excluding bank holidays) and between 08:00
hours and 13:00 hours on Saturdays when measured at any noise
sensitive location in the vicinity of the site. Sound levels shall not exceed
45 dB(A) (LAeq 1 hour) at any other time following completion of the site
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10.

11.

development works.

No spoil, dirt, debris or other materials shall be deposited on the public
road network, its footpaths and verges by machinery or vehicles travelling
to or from the development site during the construction phase. The
Developer shall arrange for vehicles leaving the site to be kept clean, and
for road sweeping by mechanical sweeper to take place as required.

No surface water runoff from the development shall discharge onto the
public road network, its footpath and verges and the development shall
not impair existing land or road drainage.

Waste/Refuse Facilities: Suitable and sufficient refuse facilities including
recycling facilities and waste segregation must be provided for the storage
of waste material.

The proposed external finish of development and public realm palette of
materials shall be agreed in writing with the Planning Authority at Detailed
Design Stage.

Details of the Naming Proposal shall be submitted and agreed in writing
with the Planning Department.

Signed: Sﬂ*‘..:é(j '{\’z\

5. Willoughby

Senior Planner

25/10/24

vedf Al

Gabriel Conlon

Senior Executive Officer Sonyalavanagh {/
25/10/2024 Chief Executive
25/10/2024
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APPENDIX A

APPROPRIATE ASSESSMENT SCREENING REPORT/EIAR SREENING

REPORT
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CONCLUSION STATEMENT

APPROPRIATE ASSESSMENT SCREENING REPORT

{A) Project Details

Part 8 Reference Number

P8 2024-13

Development Proposed by

KCC Housing Department

Development Location

The former HSE Dispensary site, Carbury, Co. Kildare,

W91 VF24
Site size 0.5ha
Application accompanied | No

by an EIS (Yes/NO)

Distance from Natura 2000
site in km

The Long Derries, Edenderry SAC is ¢.5.3km to the south
west of the subject site.

9 no. social houses and a new carpark to service an existing Community Facility at the
former HSE Dispensary site, Carbury, Co. Kildare.

(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 designated | Is the development within a

for freshwater habitats or | Special Area of Conservation

species. whose qualifying interests include

freshwater  habitats  and/or

Sites to consider: species, or in the catchment No

River Barrow and Nore, Rye | (upstream or downstream) of

Water/Carton Valley, | same?

Pollardstown Fen, Ballynafagh

lake.
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2 Impacts on sites designated Is the development within a
for wetland habitats - bogs, Special Area of Conservation
fens, marshes and heath. whose qualifying interests
include wetland habitats (bog,
Sites to consider: River marsh, fen or heath), or within 1 No
Barrow and Nore, Rye km of same?
Water/Carton Valley,
Pollardstown Fen, Mouds
Bog, Ballynafagh Bog, Red
Bog, Ballynafagh Lake.
3 Impacts on designated Is the development within a
terrestrial habitats. Special Area of Conservation
whose qualifying interests
Sites to consider: River include woodlands, dunes or No
Barrow and Nore, Rye grasslands, or within 100m of
Water/Carton Valley, same?
Pollardstown Fen,
Ballynafagh Lake.
4 Impacts on birds in SPAs Is the development within a
Special Protection Area, or within No
Sites to consider: 5 km of same?
Poulaphouca Reservoir
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.

No potential significant affects/AA is not required.

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 SACs and given the location, nature and
extent of the proposed development it is not considered there would be potential for
significant effects on the European sites network.

Name: Stephen Willoughby
Position: Senior Planner
Date: 25/10/24
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ENVIRONMENTAL. IMPACT ASSESSMENT SCREENING REPORT

STAGE 1: PRE-SCREENING

For use when establishing if the proposal is a ‘sub-threshold development’ requiring
Preliminary Examination

Planning Register Reference: |P8 2024-13

5 no. social houses and a new carpark to service
an existing Community Facility at the former HSE
Dispensary site, Carbury, Co. Kildare.

Development Description
Summary:

Was a Screening Yes, no further action required
Determination carried out
under Section 176A-C:

Part A. Is the development a project listed in Schedule 5, Part 1, of the Planning &
Development Regs 2001 (as amended)?

EIA is mandatory

O Yes, specify class: : i
finsert class here] No Screening required
CS1
X No Proceed to Part B

Part B. Does the development comprise a project listed in Schedule 5, Part 2, of the
Planning & Development Regulations 2001 (as amended) and does it meet/exceed
the thresholds?

Yes the project is listed in Schedule 5, Part 2

and meets/exceeds the threshold, specify class |~ .S mandatory

- (including threshold): gg 1Screen|ng iegued
[Insert class & threshold here]

X No, the development is not a project of atype  |No Screening required
listed in Schedule 5, Part 2 CS2

O Yes the project is of a type listed but is sub- Proceed to Part C

threshold:
[Insert class & threshold here]

PART C. Has Schedule 7A information/screening report been submitted?

Yes, Schedule 7A information/screening report Eicreening Detsrmination

- has been submitted by the applicant Fequired
Preliminary Examination
O No, Schedule 7A information/screening report  required
has not been submitted by the applicant Proceed to Stage 2
Name: Stephen Willoughby
Position: Senior Planner
Date: 25/10/24
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APPENDIX B
SUBMISSIONS REPORT
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