Comhairle Chontae Atha Cliath Theas

Record of Executive Business and Chief Executive’s Order

PR/1392/21

Reg. Reference: SD21A/0243 Application Date:  02-Sep-2021
Submission Type: New Application Registration Date: 02-Sep-2021

Correspondence Name and Address:  Kevin Hamell, Integrated Development Services Ltd.
D5, Swords Enterprise Park, Feltrim Road, Swords,

Co. Dublin
Proposed Development: Warehouse extension (circa 87sg.m) at rear.
Location: 89, Broombhill Road, Tallaght Industrial Estate,
Tallaght, Dublin 24
Applicant Name: McHugh Companents Ltd.
Application Type: Permission

(COS)

Description of Site and Surroundings
Site Area: stated as 0.692 Hectares on the application.
Site Visit: 22" of September 2021

Site Description

The subject site is located on Broomhill Road within the Broomhill Industrial Estate in Tallaght.
The site is rectangular in shape and consists of a warehouse unit with vehicle parking to the front
and side. On either side of the site are existing industrial/warehouse sites. The site borders
Mayberry Road to the north (rear). There is existing mature vegetation along the boundaries of the
site including along the Mayberry Road boundary.

Proposal
Permission is being sought for a warehouse extension (circa 87sg.m) at rear. In the cover letter the

applicant states that the extension is to house a Kardex Shuttle Vertical Lift system for storage and
picking of product.

Zoning
The subject site is subject to zoning objective ‘REGEN’: ‘To facilitate enterprise and/or
residential-led regeneration’.

Consultations

Water Services — no objections subject to conditions.

Irish Water — no objections subject to conditions.

Roads Department — no objections.

Public Realm Section — no objections subject to conditions.
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H.S.E. Environmental Health Officer — no report received.

Sustainable Energy Ireland — no report received.

Chief Fire Officer — no report received.

SEA Sensitivity Screening — no overlap is recorded in the SEA monitoring system.

Submissions/Observations /Representations
A number of third party submissions were received, the majority of which are from those at
residential properties near Mayberry Road. These submissions raised the following concerns in
summary:
e Application is vague on information about road frontage onto Mayberry Road.
e Concern in regard to the removal of hedge and mature trees along boundary. No landscaping
plan submitted.
e Concern that it is looking for permission for a frontage and access onto Mayberry Road.
Impact this will have on privacy of residential properties and traffic on Mayberry Road.
Obiject to access onto public land between the site and Mayberry Road.
e Visual impact on Mayberry Road.

A representation was submitted from Councillor Charlie O’Connor stating that they wish to object
to the planning application.

A representation was submitted from Councillor Teresa Costello requesting that it be clarified that
the frontage would not act as an access or exit point as this would impact negatively on the residents
in the area.

These submissions/representations are noted and have been taken into consideration in the
assessment of the proposed development.

Relevant Planning History

Subject site

SD20A/0327

Erect 224sq.m of photovoltaic panels on the roof of existing building with all associated site works.
Permission granted.

SDO08A/0355

22.5sq.m. single storey extension to the existing reception area at the front of the unit; new powder
coated composite cladding to the front elevation (south) and a portion of the side elevation (east);
new fascia and forecourt signage and realignment of grass verge in the forecourt area. Permission
granted.

S95A/0024
Erect circa 1,400sg.m. warehouse extension to rear, 2 no. tailgate bays, circa 206 sq.m. office
extension at first floor, new windows to south and east elevations and ancillary works. Permission
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granted. Condition No. 4 That the area between the building and roads must not be used of
truck parking or other storage or display purposes, but must be reserved for car parking and
landscaping as shown on lodged plans. REASON: In the interest of the proper planning and
development of the area.

Relevant Enforcement History
None recorded for subject site relevant to the current application according to APAS.

Pre-Planning Consultation
None recorded for subject site relevant to the current application according to APAS.

Relevant Policy in South Dublin County Council Development Plan 2016 — 2022
4 Economic Development & Tourism

Section 4.3.2 Employment and Residential in Regeneration Zones

Policy ET2 Enterprise and/or Residential Led Development in Regeneration Zones

6 Transport & Mobility
Section 6.4.4 Car Parking
Policy TM7 Car Parking

7 Infrastructure & Environmental Quality
Policy IE1 Water & Wastewater

Policy IE2 Surface Water & Groundwater
Policy IE3 Flood Risk

Policy IE7 Environmental Quality

8 Green Infrastructure

Policy G1 Overarching

Policy G2 Green Infrastructure Network

Policy G4 Public Open Space and Landscape Setting
Policy G5 Sustainable Urban Drainage Systems
Policy G6 New Development in Urban Areas

9. Heritage, Conservation & Landscapes
Policy HCL2 Natura 2000 sites
Policy HCL15 Non-Designated Areas

11 Implementation

Section 11.2.7 Building Height

Section 11.2.4 Regeneration Zone

Section 11.4.1 Bicycle Parking Standards

Section 11.4.2 Car Parking Standards

Section 11.6.0 Infrastructure and Environmental Quality
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Section 11.7.2 Energy Performance in New Buildings
Section 11.8.1 Environmental Impact Assessment
Section 11.8.2 Appropriate Assessment

Tallaght Town Centre Local Area Plan 2020
2.1 Introduction
e Todirect land uses and intensity of development in a manner that creates a sustainable
urban form, based on the integration of land use and transport planning (Objective UF1);
e To promote a mix of uses in a manner that creates a sustainable and active area (Objective
UF2).

2.4 Land Use and Urban Function
2.4.1 Types of Development and Land Use Mix
2.4.3 Changing Nature of Areas

2.5 Neighbourhoods

Broomhill: An attractive consolidated, diversified and intensified place for business and
employment that is better connected to surrounding places. Emerging residential uses along
primary frontages.

3.0 Neighbourhoods
3.5 Broomhill

5.0 Residential and Community

7.0 Climate Change: Mitigation and Adaptation

8.0 Implementation and Sequencing

9.0 Tallaght Specific Development Standards

Relevant Government Guidelines

Project Ireland 2040 National Planning Framework, Government of Ireland, (2018).

Regional Spatial & Economic Strategy 2019 - 2031, Eastern & Midlands Regional Assembly,
(2019).

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

Assessment

The main issues for assessment relate to:
e Zoning and Council Policy;
¢ Visual and Residential Amenity;
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e Landscape;

e Services and Drainage;

e Traffic and Parking;

e Environmental Impact Assessment; and
e Appropriate Assessment.

Zoning and Council Policy

The proposed development is consistent in principle with zoning objective ‘REGEN’: ‘7o facilitate
enterprise and/or residential-/ed regeneration’. Warehousing is Open for Consideration under this
zoning. An extension to an existing warehouse is therefore acceptable subject to an assessment
against the principles of proper planning and sustainable development, and the relevant policies,
objectives and standards set out in the County Development Plan.

The subject site is located within the Broomhill Neighbourhood under the Tallaght Town Centre
Local Area Plan 2020. The description for this neighbourhood is ‘An attractive consolidated,
diversified and intensified place for business and employment that is better connected to
surrounding places. Emerging residential uses along the southern side of Airton Road.’ The key
objectives include BH3: ‘New corridors for green infrastructure connecting adjoining communities.
Improved green infrastructure buffer to Kilnamanagh.’ It is not clear if the proposed development
would impact the existing vegetation buffer along the rear boundary of the site to Kilnamanagh.
The applicant should provide further information to clarify this.

Visual and Residential Amenity

The proposed development would provide for an extension to the rear of the existing warehouse
measuring approx. 3.5m by 24.5m. The extension would extend from the existing rear building line
by approx. 3.5m. The proposed external materials would be cladding to match existing. The flat-
roofed extension would measure approx. 12.0m in overall height, which would sit higher than the
height of the existing warehouse at approx. 8.1m. The extension would therefore be visible from all
elevations, including the front elevation. The Planning Authority has particular concerns in regard
to the impact of the proposed extension when viewed from the northern (rear) boundary at
Mayberry Road.

The extension would be located approx. 0.9m to 1.3m from the rear boundary. There is a large
amount of mature vegetation and trees along this boundary. It is not clear from the application
material what impact the proposal would have on this vegetation and whether any is to be removed.
Depending on this and having regard to the height and design of the extension, the Planning
Authority would have concerns in regard to the visual impact of the proposed development at this
boundary. Further information is required in this regard in order to assess the visual impact of the
proposed development on Mayberry Road. It is noted that the nearest residential houses to this
boundary are those at Redwood View, located approx. 60m from the boundary. The applicant
should be requested to submit further information in regard to the existing vegetation along
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this boundary. A proposed contiguous elevation of the development along Mayberry Road
should be submitted.

Third party submissions have also raised concerns in regard to a proposed new access to the site via
Mayberry Road. The statutory notices do note “with a frontage on to Mayberry Road”, however, it
does not describe a new access nor do the submitted drawings show this. Therefore, no new access
IS being proposed nor would be permitted in the event of a grant of permission. As stated above the
applicant should be requested to clarify the treatment to existing landscaping along this boundary.

Landscape

There are a number of mature trees and vegetation, particularly along rear boundary at Mayberry
Road. The Public Realm Department has reviewed the proposed development and has no objections
subject to conditions:

1. Existing Trees and Vegetation

There are concerns with the lack of information submitted in relation to existing trees and
vegetation within the site and the potential negative impact the development will have on this
existing vegetation and associated Gl. The applicant is requested to submit a tree survey report for
the trees within the subject site area. This tree survey should be undertaken by a suitably qualified
arborist. The report should provide detailed information on the condition and health of the existing
trees and it should also clearly detail what impacts the development will have on the trees and
hedgerows but also potentially the tree roots.

The Public Realm Section has assessed the proposed development in accordance with the policies
and objectives of the County Development Plan 2016-2022 and with best practice guidelines and
recommends the following:

1. Tree Survey

No work shall be commenced until a detailed tree survey of the site comprising a plan and schedule
indicating the precise location, species, spread, height and condition of each tree accurately plotted
and showing those trees to be retained and those to be felled with a reason for felling has been
submitted to and approved in writing by the Planning Authority. CONDITION

REASON: To provide for the retention and protection of existing trees in the interests of visual
amenity and biodiversity, in accordance with policy G2 Objective 9, G4 Objective 5, G2 Objective
13, G6 Objective 1, HCL15 Objective 3 of the CDP 2016-2022.

2. Tree Protection Measures

No development shall take place until a scheme for the protection during construction of the trees
on the site, in accordance with BS 5837:2012 - Trees in relation to construction -
Recommendations, has been submitted to and approved in writing by the Planning Authority. The
scheme shall show the extent of root protection areas and details of ground protection measures
and fencing to be erected around the trees, including the type and position of these. The protective
measures contained with the scheme shall be implemented prior to the commencement of any
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development, site works or clearance in accordance with the approved details and shall be
maintained and retained until the development is completed. Within the root protection areas, the
existing ground level shall be neither raised nor lowered and no materials, temporary buildings,
plant, machinery or surplus soil shall be placed or stored thereon. If any trenches for services are
required within the fenced areas, they shall be excavated and backfilled by hand and any tree roots
encountered with a diameter of 25mm or more shall be left unsevered. CONDITION

REASON - To ensure that the trees on site are adequately protected, to safeguard the character and
appearance of the area, in accordance with policy G2 Objective 9, G4 Objective 5, G2 Objective
13, G6 Objective 1, HCL15 Objective 3 of the CDP 2016-2022.

3. Arboricultural Method Statement

No development shall take place until a detailed Arboricultural Method Statement (AMS) has been
submitted and approved in writing by the Planning Authority. The AMS shall include justification
and mitigation for any tree removal proposed and details of how trees will be protected at all stages
of the development. Recommendations for tree surgery works and details of any tree surgery works
necessary to implement the permission will be required as will the method and location of tree
protection measures, the phasing of protection methods where demolition or construction activities
are essential within root protection areas and design solutions for all problems encountered that
could adversely impact trees (e.g. hand digging or thrust-boring trenches, porous hard surfaces,
use of geotextiles, location of site compounds, office, parking, site access, storage etc.). All works
shall be carried out in accordance with the agreed AMS.

REASON: To ensure that the trees on site are adequately protected, to safeguard the character and
appearance of the area, in accordance with policy G2 Objective 9, G4 Objective 5, G2 Objective
13, G6 Obijective 1, HCL15 Objective 3 of the CDP 2016-2022

4. Implementation of Tree Protection during development

a) All tree felling and pruning works shall be carried out in full accordance with the approved
specification and the requirements of British Standard 3998: 2010 - Recommendations for Tree
Works.

b) No excavations for services, storage of materials or machinery, parking of vehicles, deposit
or excavation of soil or rubble, or disposal of liquids shall take place within any area designated as
being fenced off or otherwise protected in the approved protection scheme.

c) Protective fencing shall be retained intact for the full duration of the development hereby
approved and shall not be removed or repositioned without the prior written approval of the
Planning Authority.

d) No development or other operations shall take place except in complete accordance with the
approved protection scheme and Arboricultural Method Statement This tree condition may only be
fully discharged on completion of the development subject to satisfactory written evidence of
contemporaneous monitoring and compliance by the pre-appointed tree specialist during
construction.

REASON: To ensure the continued wellbeing of the trees in the interests of the amenity and
environmental quality of the locality in accordance with policy G2 Objective 9, G4 Objective 5, G2
Objective 13, G6 Objective 1, HCL15 Objective 3 of the CDP 2016-2022
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The report from the Public Realm Section is noted. However, it is considered that further
information is required in regard to existing trees along the rear boundary.

Services and Drainage
Water Services has reviewed the proposed development and has no objections subject to conditions
including in regard to surface water:

1 Prior to commencement of development submit a drawing showing the surface water layout for
the development up to and including the point of connection to the public sewer. The drawing
should include the location of all Aj’s, manholes, pipe size, material type and direction of flow.

2 Prior to commencement of development submit a drawing showing what SuDS (Sustainable
drainage systems) are proposed for the development. Examples of SuDS include filter drains,
swales, tree pits, rainwater harvesting and other such SuDS.

The report from Water Services is noted and should be conditioned in the event of a grant of
permission. Irish Water has reviewed the proposed development and has no objections subject to
standard conditions relating to connection agreements. It is noted that no new connections are
proposed as part of the proposed development and the warehouse has existing water supply and
wastewater connections. The recommended conditions are therefore not considered necessary.

Traffic and Parking

The Roads Department has reviewed the proposed development and state that they have no
objections. Their report states that the proposed works do not impact on any road’s elements. The
proposal is for the installation of additional storage units to the rear of the warehouse. The report
from the Roads Department is noted.

Screening for Environmental Impact Assessment

Having regard to the modest nature of the proposed development, and the distance of the site from
nearby sensitive receptors, there is no 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 a screening determination is not required.

Screening for Appropriate Assessment

The applicant has not provided information to assist the screening for Appropriate Assessment.
Having regard to the nature of the development, connection to public services and the distance from
the Natura 2000 sites the proposed development would not require a Stage 2 Appropriate
Assessment.

Conclusion
Having regard to the:
e provisions of the South Dublin County Development Plan 2016-2022 and the Tallaght Local
Area Plan 2020,
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e the established character of the area, and

e the scale, design and standard of the proposed development,
it is considered that Additional Information is required, to ensure the proposed development
would be in compliance with Council policy, would not seriously injure the amenities of the area or
of property in the vicinity and would, therefore, be in accordance with the proper planning and
sustainable development of the area.

Recommendation
I recommend that ADDITIONAL INFORMATION be requested from the applicant with regard
to the following:

1. Itis not clear from the application material what impact the proposed development would
have on the existing trees and vegetation along the northern (rear) boundary at Mayberry
Road. Depending on this, and having regard to the height and design of the extension, the
Planning Authority would have concerns in regard to the visual impact of the proposed
development at this boundary. The applicant is requested to submit further information in
regard to the existing vegetation along this boundary including:

(a) A detailed tree survey of the site comprising a plan and schedule indicating the precise
location, species, spread, height and condition of each tree accurately plotted and showing
those trees to be retained and those to be felled with a reason for felling.

(b) Should trees and vegetation be removed at this location, landscape proposals are
requested showing any landscape mitigation measures proposed to mitigate the visual
impact of the proposed development.

(b) A contiguous elevation of the proposed development along Mayberry Road.
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REG. REF. SD21A/0243
LOCATION: 89, Broomhill Road, Tallaght Industrial Estate, Tallaght, Dublin 24

T Al

Trac)/ McGibbon,
A/Senior Executive Planner

ORDER: | direct that ADDITIONAL INFORMATION be requested from the applicant as
set out in the above report and that notice thereof be served on the applicant.

Date: 27/10/2021 oo
Haze%:%raigie, Sezior Planner
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