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Reg. Reference:    SD21A/0327 Application Date: 30-Nov-2021 

Submission Type: New Application Registration Date: 30-Nov-2021 

Correspondence Name and Address: Armstrong Fenton Associates Unit 13, The Seapoint 

Building, 44/45, Clontarf Road, Dublin 3 

Proposed Development: A residential development  of 77 dwellings comprised 

of 63 two storey houses and 14 apartments & duplex 

units accommodated in one 3 storey building. The 

proposed houses are comprised of 8 two bed houses & 

55 three bed houses; the proposed apartments & 

duplex units are comprised of 7 one bed apartments at 

ground floor & 7 three bed duplex units overhead. The 

proposed development also provides for all associated 

site development & infrastructural works, car & 

bicycle parking, open spaces, hard & soft landscaping, 

boundary treatments and bin & bicycle storage; access 

to the development will be via a new vehicular 

entrance at the south-west corner of the site off the Old 

Naas Road. Permission is also sought to demolish the 

existing building on site approximately 455sq.m. all on 

a site area of 2.28Ha, at Gordon Park, Old Naas Road, 

Kingswood, Dublin 22 bounded to the west by the Old 

Nass Road, to the south by the Silken Park 

development and is located in the townland of 

Brownsbarn and 

Location: Gordon Park, Old Naas Road, Kingswood, Dublin 22 

Applicant Name: Greenwalk Development Ltd. 

Application Type: Permission 

(CM) 

Description of Site and Surroundings 

The site is a rugby club located in Kingswood Cross/Kingswood village. The site accommodates a 

Rugby clubhouse, which is served by its own septic tank and soakaway, as well as a car park to the 

north of the site. South of these, the site is an unbroken field containing two playing pitches and 

which slopes gently upwards from north to south. To the south-east of the site, it descends gently to 

the banks of the Fettercairn, though the banks themselves are steep and the stream is quite low in 

comparison to the site. 
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The site is bound to the west by the Old Naas Road and this boundary is formed by an old stone 

wall and some very mature trees. The site is bound to the south by residential development to which 

there are two gated pedestrian accesses, and to the south-west by the small ‘Gate Lodge’ residential 

plot. To the north, the site is bound by the ‘Roadstone Group Sports Club’, with club facilities and a 

car park to the north, and which also includes playing fields and open space which wrap around to 

the east. 

Site Area: 2.28 ha. 

Site Visit: 31/01/2021 

Proposal 

A residential development on a site of 2.28 Ha. The proposed development consists of 77 dwellings 

comprised of 63 two storey houses and 14 apartments & duplex units accommodated in one 3 storey 

building. The proposed houses are comprised of 8 two bed houses & 55 three bed houses; the 

proposed apartments & duplex units are comprised of 7 one bed apartments at ground floor & 7 

three bed duplex units overhead. The proposed development also provides for all associated site 

development & infrastructural works, car & bicycle parking, open spaces, hard & soft landscaping, 

boundary treatments and bin & bicycle storage; access to the development will be via a new 

vehicular entrance at the south-west corner of the site off the Old Naas Road. Permission is also 

sought to demolish the existing building on site approximately 455sq.m. 

Development Details 

Site Area (Ha.) 2.28 

No. of Units 77 

- Houses 63 

o 2-Bed 8 

o 3-Bed 55 

- Apartments/Duplexes 14 

o 1-Bed 7 

o 2-Bed 7 

Gross Floor Area 8,191.9 

Gross Residential Density (DpH) 29.6 

Net Residential Density (DpH)* 39.3 

*Claimed on the basis that riparian buffer and wayleave should be omitted from

calculation.

Plot Ratio (Net) Not indicated 

Public Open Space (Ha.) 0.258 Ha (11.3%) 
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Zoning: 

The site is zoned objective ‘RES’ –‘To protect and/or improve residential amenity’, under the South 

Dublin County Development Plan 2016 - 2022. 

Consultations 

Internal 

Environmental Services: No objection, subject to conditions. 

Irish Water No objection, subject to conditions. 

Roads  No report received. 

Public Realm  Request Additional Information. 

Housing No report received. 

HSE Environmental Health Officer No report received. 

SEA Environmental Sensitivity Screening  

No overlap is recorded in the SEA monitoring system. 

Submissions/Observations/Representations 

A number of submissions have been received from neighbours and nearby residents. The opinions 

and observations can be summarised as follows: 

- Objections to change of use from sports/recreation to ‘high density’ residential;

- Green area has provided an amenity for the village which predates CRFC’s acquisition of

the lands;

- Overshadowing, loss of daylight and loss of privacy to adjoining residential developments;

- Area does not have enough parking space or green space due to recent high density

developments which have not provided adequate provision of either.

- Objection to felling of mature Sycamore/coniferous trees which straddle site boundaries;

- Location of entrance in proximity to adjoining property would cause 24-hour disturbance, in

particular to child with special needs;

- Traffic through the village is too intense and no measures to aid pedestrian movement have

been provided or are proposed;

- Unacceptable disruption/upheaval from proposed works;

- Site unacceptable for development in close proximity to casement Aerodrome;

- Loss of last unspoiled green area would be detrimental to the village;

- Application was submitted over Christmas break while people might be distracted;

- Abundant bird life in this field will be disrupted and displaced;

- Development constitutes destruction of important wildlife habitats;

- Objection to location of proposed parking area;

- Lack of infrastructure in village.
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Planning History 

SD10A/0388 – Permission for retention granted by SDCC for an existing 15m high 

telecommunications monopole support structure carrying antennas enclosed in a shroud and link 

dish together with associated equipment and security fence. 

SD14A/0032 – Permission granted by SDCC for single storey extension, modification and 

modernisation of the existing clubhouse dressing rooms, showers and changing facilities with new 

plantroom; replacement of existing 8 no. 10m high floodlights mainly along the southern boundary 

of Pitch No. 2 with modern directional floodlighting comprising 4 no. 18m high lighting columns 

placed at the corners of Pitch No. 2 all with associated site development and landscaping works. 

ED17/0006 - Proposed erection of Permanent Netting Structures and supporting wooden poles in 

three locations on sports grounds, declared not exempt. 

SD18A/0394 – Permission granted by SDCC for (a) Installation of two 18m high lighting columns 

on the northern (clubhouse) side of Pitch 1 and modern directional floodlighting for Pitch 1 from 

these poles and the existing 18m poles between Pitch No's 1 and 2 previously granted permission 

and (b) ball stop netting along the southern boundary with the Silken Park Housing Development. 

Site to the South 

SD05A/0433 – Permision granted by SDCC for Mixed use residential / commercial development 

of a) 169 no. residential units made up of 89 no. 2, 3 and 4 bed detached, semi-detached and 

terraced houses and 53 no. 2 bed apartments and 27 no. 3 bed duplex units in 8 no. 3 storey blocks 

and 1 no. single storey block. b) Commercial block of 701sq.m. with 1 no. 2 storey block 

comprising creche and associated facilities on 2 floors of 242sq.m., 2 no. retail units on ground 

floor of 186sq.m. with 2 no. offices of 273sq.m. on first floor and c) 26 no. office units in 8 no. 2 

storey blocks having a gross floor area of 4215sq.m. All on a site of circa 5.73 hectares including 

associated site works, car parking, public and private open space, foul and surface water sewers on 

lands at Kingswood, Naas Road located north east of Citywest Business Campus with access from 

former Naas Road and from an upgraded Kingswood Road. 

SD06A/0221 – Permission granted by SDCC for Minor alterations to some house types and 

internal and external layouts (additional conservatory) of previously approved planning application 

Register Reference SD05A/0433. Reg. Ref SD05A/0433 application was for 169 units, granted at 

149 units following Additional Information and Clarification. The number of units remains at 149 

as previously granted. The following changes apply:- (a) 16 number of 2 bed house - change to 16 

number of 3 bed house type 4; (b) 8 number of 3 bed house - change to 8 number of 4 bed house 

type 4; (c) 1 number of 3 bed house - change to 1 number of 2 bed house; (d) 4 number of 3 bed 

house- change to 4 number of 4 bed house type 5; (e) 2 number of 2 bed house - change to 2 

number of 3 bed house; (f) 2 number of 2 bed house - change to 2 number of 4 bed house type 4; (g) 

4 number of 2 bed house - change to 4 number of 3 bed house. The development consists of mixed 
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use Residential/Commercial of (a) 149 no. residential units made up of 121 no. 2, 3 and 4 bed 

detached, semi-detached and terraced houses and 22 no. 2 bed apartments and 6 no. 1 bed 

apartments in 4 no. 3 storey blocks and 1 no. two storey block; (b) commercial block 701sq.m. with 

1 no. 2 storey block comprising creche and associated facilities on 2 floors of 242sq.m., 2 no. retail 

units on ground floor of 186sq.m. with 2 no. offices of 273sq.m. on first floor and c) 26 no. office 

units in 8 no. 2 storey blocks having a gross floor area of 4215sq.m: all on a site of circa 5.73 

hectares including associated site works, car parking, public and private open spaces, foul and 

surface water sewers. 

SD06A/0221/EP – Extension of permission granted to the above in 2011, to 2013. 

SD07A/0442 – Permission granted by SDCC for Amendments to previously approved planning 

permission (Reg. Ref. SD05A/0433 and SD06A/0221/C1) as follows: provision of a window to the 

first floor level of each 2-bedroom type dwelling as part of phase 2 of the development, facing to 

the rear of each dwelling: (there are 23 no. such dwellings which require this amendment). 

SD15A/0206 – Permission granted by SDCC for construction of 59 two storey dwellings 

comprising of: 24 two bedroom terraced dwellings, 21 three bedroom terraced dwellings, 8 three 

bedroom semi-detached dwellings, 4 four bedroom semi-detached dwellings, 1 four bedroom 

terraced dwelling and 1 four bedroom detached dwelling. The proposed development includes 

ancillary car parking, landscaping including public and private open spaces, foul and surface water 

sewers, all associated site services and site development works. 

Enforcement History 

No recent relevant enforcement history recorded. 

Relevant Policy 

National Policy 

The relevant policy documents are detailed below. The Planning Authority are of the opinion that of 

most significant relevance is the National Planning Framework (NPF). In this regard, National 

Strategic Outcome 1 of the NPF refers to and, stresses the importance, of ‘Compact Growth’. The 

NPF states, 

‘From an urban development perspective, we will need to deliver a greater proportion of 

residential development within existing built-up areas of our cities, towns and villages and 

ensuring that, when it comes to choosing a home, there are viable attractive alternatives 

available to people.’ 

The NPF indicated that the delivery of compact growth will be through National Policy Objective 

2a, which states, 
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‘A target of half (50%) of future population and employment growth will be focused in the 

existing five Cities and their suburbs.’ 

and National Policy Objective 3a, which states, 

‘Deliver at least 40% of all new homes nationally, within the built-up footprint of existing 

settlements.’ 

The National Planning Framework also includes a specific Chapter, No. 6, entitled ‘People, Homes 

and Communities’. It includes 12 objectives among which Objective 27 seeks to ensure the 

integration of safe and convenient alternatives to the car into the design of our communities, by 

prioritising walking and cycling accessibility to both existing and proposed developments and 

integrating physical activity facilities for all ages. Objective 33 seeks to prioritise the provision of 

new homes at locations that can support sustainable development and at an appropriate scale of 

provision relative to location.  

Other Ministerial Guidelines and Policy 

Regional, Spatial & Economic Strategy 2020-2032 (RSES), Eastern & Midlands Regional 

Assembly (2019) 

• Section 5 – Dublin Metropolitan Area Strategic Plan, in Regional, Spatial and Economic

Strategy 2019 – 2031.

Rebuilding Ireland: Action Plan for Housing and Homelessness, Government of Ireland (2016). 

Sustainable Urban Housing: Design Standards for New Apartments – Guidelines for Planning 

Authorities, Department of Housing, Planning and Local Government (2020). 

Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas, 

Department of the Environment and Local Government (2009). 

Urban Design Manual, Department of the Environment, Heritage and Local Government, (2008). 

Urban Development and Building Heights Guidelines for Planning Authorities, (2018) 

Quality Housing for Sustainable Communities-Best Practice Guidelines, Department of the 

Environment, Heritage and Local Government (2007). 

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 Ireland – Guidance for Planning 

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

Department of the Environment, Heritage and Local Government & OPW, (2009). 

Departmental Circulars, Department of Housing, Planning and Local Government (2020) – as 

listed: 

- PL02/2020: Covid-19 Measures

- PL03/2020: Planning Time Periods

- PL04/2020: Event Licensing

- PL05/2020: Planning Time Periods

- PL06/2020: Working Hours Planning Conditions

- PL07/2020: Public Access to Scanned Documents

- PL08/2020: Vacant Site Levy

- Circular NRUP 02/2021 - Residential Densities in Towns and Villages

Circular Letter NRUP 03/2021 – s.28 Guidelines on the Regulation of Institutional Investment in 

Housing 

Relevant Policy in South Dublin County Development Plan 2016 – 2022 

Policy CS1 Consolidation Areas within the Gateway 

Policy CS2 Metropolitan Consolidation Towns 

Policy CS3 Emerging Moderate Sustainable Growth Town 

Policy CS4 Small Towns 

Policy CS6 Local Area Plans 

Policy CS6 SLO 2: That a Local Area Plan be initiated for the community of Kingswood (Naas 

Road) with a view to the sustainability of this community being protected and which provides for 

retail and other commercial opportunities and amenities, community facilities, employment 

opportunities and connectivity to the adjoining residential and commercial areas. The preparation of 

a Local Area Plan for Kingswood to be initiated within two years of the adoption of this County 

Development Plan. 

Policy H6 Sustainable Communities 

It is the policy of the Council to support the development of sustainable communities and to ensure 

that new housing development is carried out in accordance with Government policy in relation to 

the development of housing and residential communities. 

Policy H7 Urban Design in Residential Developments 

It is the policy of the Council to ensure that all new residential development within the County is of 

high quality design and complies with Government guidance on the design of sustainable residential 

development and residential streets including that prepared by the Minister under Section 28 of the 

Planning & Development Act 2000 (as amended). 
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Policy H10 Mix of Dwelling Types 

It is the policy of the Council to ensure that a wide variety of adaptable housing types, sizes and 

tenures are provided in the County in accordance with the provisions of the Interim South Dublin 

County Council Housing Strategy 2016-2022. 

Section 2.3.0 Quality of Residential Development 

Policy H11 Residential Design and Layout 

It is the policy of the Council to promote a high quality of design and layout in new residential 

development and to ensure a high quality living environment for residents, in terms of the standard 

of individual dwelling units and the overall layout and appearance of the development. 

Policy H12 Public Open Space 

It is the policy of the Council to ensure that all residential development is served by a clear 

hierarchy and network of high quality public open spaces that provides for active and passive 

recreation and enhances the visual character, identity and amenity of the area. 

Policy H13 Private and Semi-Private Open Space 

It is the policy of the Council to ensure that all dwellings have access to high quality private open 

space (incl. semi-private open space for duplex and apartment units) and that private open space is 

carefully integrated into the design of new residential developments. 

Policy H14 Internal Residential Accommodation 

It is the policy of the Council to ensure that all new housing provides a high standard of 

accommodation that is flexible and adaptable, to meet the long-term needs of a variety of household 

types and sizes. 

Policy H15 Privacy and Security 

It is the policy of the Council to promote a high standard of privacy and security for existing and 

proposed dwellings through the design and layout of housing. 

Policy H16 Steep or Varying Topography Sites 

It is the policy of the Council to ensure that development on lands with a steep and/or varying 

topography is designed and sited to minimise impacts on the natural slope of the site. 

Section 3.2.0 Community Facilities 

Policy C1 Community Centres 

It is the policy of the Council to ensure that all communities have access to multifunctional 

community centres that provide a focal point for community activities. 

Section 3.13.0 Open Space Management & Use 

Policy C12 Open Space 
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It is the policy of the Council that a hierarchical network of high quality open space is available to 

those who live, work and visit the County, providing for both passive and active recreation, and that 

the resource offered by public open spaces, parks and playing fields is maximised through effective 

management. 

Section 5.1.0 Urban Centres 

Policy UC1 Objective 4: 

To promote a high standard of urban design in urban centres that contributes to the creation of safe 

and attractive streets and spaces and creates desirable places to work, live and visit. 

Section 5.1.4 Local Centres 

It is the policy of the Council to encourage the provision of an appropriate mix, range and type of 

uses in Local Centres, including retail, community, recreational, medical and childcare uses, at a 

scale that caters predominantly for a local level catchment, subject to the protection of the 

residential amenities of the surrounding area. 

Section 5.2.2 Retail Hierarchy 

Table 5.1 Extract re: Categories and Types of Service in Local Centres 

These centres usually contain one supermarket ranging in size from 1,000-2,500 sq.m. with a 

limited range of supporting shops and retail services and possibly other services such as post 

offices, community centres or health clinics grouped together to create a focus for the local 

population. These centres meet the local day-to-day needs of surrounding residents. 

Section 5.6.0 Retail Centres 

Policy R1 Retail Overarching 

It is the policy of the Council to seek to ensure adequate retail provision at suitable locations in the 

County and to protect the vitality and viability of existing centres in accordance with the retail 

framework provided by the Retail Planning Guidelines for Planning Authorities (2012) and the 

Retail Strategy for the Greater Dublin Area 2008-2016. Given the changing economic 

circumstances since the adoption of the Retail Strategy for the Greater Dublin Area a cautionary 

approach will be adopted in relation to future quantitative retail floor space requirements. 

Policy R8 Retailing in Local Centres 

It is the policy of the Council to maintain and enhance the retailing function of Local Centres. 

Section 5.1.4 Urban Centres 

It is the policy of the Council to continue to develop the County’s network of town centres, village 

centres, district centres and local centres, based on the following hierarchy: 

- Tallaght as the County Town;

- Clondalkin as a vibrant Town Centre;

- Traditional Village Centres as vibrant and sustainable centres;

- A network of District Centres to serve a district catchment; and
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- A network of Local Centres and local shops to serve a local catchment.

Section 6.3.0 Walking and Cycling 

Policy TM3 Walking and Cycling 

It is the policy of the Council to re-balance movement priorities towards more sustainable modes of 

transportation by prioritising the development of walking and cycling facilities within a safe and 

traffic calmed environment. 

Section 6.4.3 Road and Street Design 

Policy H12 

It is the policy of Council to ensure that streets and roads within the County are designed to balance 

the needs of place and movement, to provide a safe traffic-calmed street environment, particularly 

in sensitive areas and where vulnerable users are present. 

Section 6.4.4 Car Parking 

Policy TM7 Car Parking 

Section 7.1.0 Water Supply & Wastewater 

Policy IE1 Water & Wastewater 

It is the policy of the Council to work in conjunction with Irish Water to protect existing water and 

drainage infrastructure and to promote investment in the water and drainage network to support 

environmental protection and facilitate the sustainable growth of the County. 

Section 7.2.0 Surface Water & Groundwater 

Policy IE2 Surface Water & Groundwater 

It is the policy of the Council to manage surface water and to protect and enhance ground and 

surface water quality to meet the requirements of the EU Water Framework Directive. 

Section 7.3.0 Flood Risk Management 

Policy IE3 Flood Risk 

It is the policy of the Council to continue to incorporate Flood Risk Management into the spatial 

planning of the County, to meet the requirements of the EU Floods Directive and the EU Water 

Framework Directive. 

Section 7.8.0 Aerodromes & Airport 

Policy IE8 casement Aerodrome 

It is the policy of the Council to safeguard the current and future operational, safety and technical 

requirements of Casement Aerodrome and to facilitate its ongoing development for military and 

ancillary uses, such as an aviation museum, within a sustainable development framework. 
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Section 8.0 Green Infrastructure 

Policy G1 Overarching 

Policy G1 Green Infrastructure Network 

Policy G3 Watercourses Network 

Policy G4 Public Open Space and Landscape Setting 

Policy G5 Sustainable Urban Drainage Systems 

Policy G6 New Development in Urban Areas 

Section 9.3.1 Natura 2000 Sites 

Policy HCL12 Natura 2000 Sites 

Section 10.0 Energy 

Policy E4 Energy Performance in New Buildings 

Section 11.2.0 Place Making and Urban Design 

Section 11.2.1 Design Statements 

Section 11.2.2 Masterplans  

Table 11.17: Masterplan Considerations 

Section 11.2.7 Building Height 

Section 11.3.1 Residential 

(i) Mix of Dwelling Types

(ii) Residential Density

(iii)Public Open Space/Children’s Play

(iv) Dwelling Standards

(v) Privacy

(vi) Dual Aspect

(vii) Access Cores and Communal Areas

(viii) Clothes Drying Facilities

Table 11.20: Minimum Space Standards for Houses 

Table 11.21: Minimum Space Standards for Apartments 

Section 11.4.1 Bicycle Parking Standards 

Table 11.22: Minimum Bicycle Parking Rates 

Section 11.4.2 Car Parking Standards 

Table 11.24: Maximum Parking Rates (Residential Development) 

Section 11.4.3 Car Parking for Electric Vehicles 

Section 11.4.4 Car Parking Design and Layout 
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Section 11.4.5 Traffic and Transport Assessments 

Section 11.6.1 (i) Flood Risk Assessment 

Section 11.6.1 (ii) Surface Water 

Section 11.6.1 (iii) Sustainable Urban Drainage System (SUDS) 

Section 11.6.1 (iv) Groundwater 

Section 11.6.1 (v) Rainwater Harvesting 

Section 11.6.1 (vi) Water Services 

Section 11.7.2 Energy Performance in New Buildings 

Section 11.8.1 Environmental Impact Assessment 

Section 11.8.2 Appropriate Assessment 

Assessment 

The main issues for consideration are: 

• Zoning & Council Policy (Local Area Plan)

• Residential Density

• Visual Impact & Layout

• Residential Amenity

• Childcare Facilities

• Public Realm

• Environment and Ecology

• Aviation

• Access, Transport & Parking

• Water & Drainage

• Public Housing

• Appropriate Assessment

• Environmental Impact Assessment

Zoning and Council Policy (Local Area Plan) 

The site is subject to two zoning objectives: 

- The northern portion of the site is zoned ‘Local Centre’, “To protect, improve and provide

for the future development of Local Centres”.   This is the area containing the Rugby

Clubhouse and the car park.

- The southern portion of the site, which contains the playing pitches, is zoned ‘RES’, “To

protect and/or improve residential amenity.”

The site adjoins ‘LC’ zoned lands to the north, ‘OS’ zoned lands to the east, and ‘RES’ zoned lands 

to the south. 
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Local Centre 

The village is split between local centre, enterprise, open space and residential zoning – though the 

open space zoning is not accessible public land. In addition to the ‘LC’ zoning objective, Policy 

UC5 of the County Development Plan concerns local centres and reads as follows: 

“It is the policy of the Council to encourage the provision of an appropriate mix, range and 

type of uses in Local Centres, including retail, community, recreational, medical and 

childcare uses, at a scale that caters predominantly for a local level catchment, subject to the 

protection of the residential amenities of the surrounding area.” 

In addition, Table 5.1 of the Plan describes the uses expected to be found in local centres, under 

policy R8, it is the policy of the Council to maintain and enhance the retailing function of local 

centres (see policy section above). 

As detailed below, the local centre does not currently provide retail or other amenities that cater for 

a local level catchment, with the exception of the passive amenity provided by the subject site. 

The ‘local centre’ lands are divided by the Old Naas Road. To the east of the road, there is the 

‘Roadstone Group Sports Club’ which accommodates the Shamrock Rovers Football Academy and 

a restaurant on the grounds, and has access to a golf course and football pitches to the rear (these are 

zoned ‘open space’). To the west of Old Naas Road, the ‘LC’ zoned lands are divided into smaller 

plots, accommodating: 

- ‘The Address Citywest’, a hotel and events venue

- ‘Westcity’ Kennels, cattery and dog groomers

- An architectural salvage yard

- A headstone retailer

- An art gallery

- The Rugby clubhouse on the subject site

Additionally, the ‘LC’ lands are broken up further by ‘EE’ zoned sites, most of which are to the 

west but one, a second-hand car dealership, fronts onto the western side of the Old Naas Road and 

divides the art gallery from the rest of the ‘local centre’. 

There are several deficiencies to the local centre lands in their current form: 

- Amenities do not primarily serve a local catchment;

- Facilities do not front directly onto Old Naas Road but are set back from it within private

gated plots and there is little connectivity or permeability between them;

- Pedestrian infrastructure is poor, wide junctions prioritise traffic, and there are no cycling

facilities.
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- The layout is extremely poor and the area is, in form and function, primarily a transport

route.

Local Area Plan 

The site is identified in Map No. 8 of the South Dublin County Development Plan 2016 – 2022 as 

being subject to Policy CS6 Special Local Objective 2, which reads: 

“That a Local Area Plan be initiated for the community of Kingswood (Naas Road) with a 

view to the sustainability of this community being protected and which provides for retail 

and other commercial opportunities and amenities, community facilities, employment 

opportunities and connectivity to the adjoining residential and commercial areas. The 

preparation of a Local Area Plan for Kingswood to be initiated within two years of the 

adoption of this County Development Plan.” 

It should be noted that this designation appears on the physical maps but appears to be absent from 

the maps uploaded to the SDCC website. It is however contained in the text of all available copies 

and formats of the County Development Plan. The objective of initiating an LAP for the area within 

2 years has not been achieved. 

The Draft South Dublin County Development Plan 2022 – 2028 contains a similar objective, Policy 

QDP14 Objective 4, which reads: 

“QDP14 Objective 4: To prepare a Local Area Plan for the community of Kingswood (Naas 

Road) with a view to the sustainability of this community being protected and which 

provides for retail and other commercial opportunities and amenities, community facilities, 

employment opportunities and connectivity to the adjoining residential areas.” 

The proposed development is located on a central greenfield site within the village, currently used 

as the grounds of Clondalkin Rugby Football Club and with open access – though gated – to 

walkers from adjoining sites. The land is zoned ‘RES’ but it is notably not zoned ‘RES-N’ and has 

therefore not specifically been identified for new residential development. The focus of the ‘RES’ 

objective is to ‘protect and/or improve residential amenity’. That being said, residential 

development is permitted in principle on lands with this zoning objective.  

The following aspects of the Specific Local Objective are noted: 

“with a view to the sustainability of this community being protected and which provides for 

retail and other commercial opportunities and amenities, community facilities, employment 

opportunities” 
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It is considered that the Council has set down in policy that there are valid concerns as to the 

sustainability of this residential community owing to the need for additional facilities in the area. 

This is repeated in the Draft County Development Plan. The subject site represents a significant 

development opportunity in the area and is zoned ‘LC’ and ‘RES’. Other sites in the immediate area 

are zoned ‘LC’ though these contain uses which would not typically be prioritised in a local centre 

(including another private sports club). The policy context of this development site would suggest 

that a balance should be struck between increased residential development and local 

amenities/services in the area.  

Conclusion 

Whilst residential on lands zoned RES and Local Centre is acceptable in principle, the Council is 
concerned that the solely residential proposal for the lands zoned Local Centre would significantly 
reduce the potential to provide much needed local amenity services in this part of the County. This 
issue is further recognised in the Specific Local Objective detailed above. 

In order to demonstrate that this application is not premature, pending the adoption of a Local Area 
Plan, the applicant should consider the inclusion on-site Local service uses within this 
scheme, or satisfactorily demonstrate how there are sufficent services already in place for 
local residents in the surrounding area, which should include an audit of the available 

amenities in the area. This should be provided as additional information. 

Residential Density 

The proposed density is 29.6 d/ha., marginally below that required under Policy H8 (which seeks 

30-35 d/ha. The applicant has indicated in a drawing that the Irish Water wayleave and proposed 
riparian buffer should be removed from the site area for the purposes of the density calculation. The 
2009 guidelines which contain advice on calculating net density advise to exclude significant 
landscape buffers and distributor roads. On this site, the riparian buffer is included in the applicant’s 
public open space, and the main street through the development, which overruns the wayleave for 
underground services, is a local street and cannot credibly be called a ‘distributor’.

Though 29.6 d/ha is not significantly outside the target range under the SDCC County Development 

Plan, as there are other issues with the development, the issue of density should be addressed by 

way of additional information. 

Visual Impact and Layout 

Building Height and Layouts 

The proposed development consists of 2-storey development with the exception of the duplex block 

to the north-west of the site, which is 3-storey. The site is currently endowed with mature trees and 

some hedgerows planted along the south-west, west and north-west boundaries. It is proposed to 

keep some of these and remove others (see Public Realm below). 

Pg.  15 
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The proposed building heights are considered to be in an appropriate range generally; however the 

proposed raising of ground levels to the north of the site, combined with a 3-storey building, does 

raise the issues of potential visual impact at that location, where a building located on the boundary 

might be impacted. The applicant has not provided a section drawing showing the relationship at 

this location between the proposed and existing buildings. This would be helpful to assess visual 

impact and any potential impact on levels of sunlight or daylight. The applicant should provide a 

cross-section drawing by way of additional information. 

Overlooking, Loss of Privacy and Daylight 

A number of third parties have complained of overlooking, loss of daylight and loss of privacy 

arising from the development. Some of the houses are located very close to boundaries, and though 

some such units are provided without windows to habitable rooms at first floor level, the visual 

impact may still feel oppressive. The development also includes the removal of a number of mature 

trees and boundary hedgerows, particularly to the south-west of the site (see Public Realm below), 

which would further erode the current sense of privacy for adjoining residents. In considering that 

the site is zoned ‘RES’ and not ‘RES-N’, I am concerned that existing properties would be impacted 

with loss of trees at or close to their rear boundaries. In combination with the general concern for 

loss of trees arising from the development, it is considered appropriate that this issue be addressed 

by additional information. 

In particular, the south-west boundary contains a great degree of tree and hedgerow cover which 

would be better retained in, for instance, communal amenity space. This is the approach taken to the 

western boundary, although with the change in levels proposed at that location, it is not clear 

whether trees at the roadside would survive in the long term. 

Ground Levels and Vehicular Access 

The relocation of the access from the north of the site to the south is necessitated by the presence of 

a gas line on Old Naas Road and the need to route the foul sewer line from the site over or under 

this line (the public foul drain is west of the gas line) – this is only possible to the south-west of the 

site, rather than the north-west. 

To facilitate foul drainage by way of gravity, the site levels are being raised by 1 to 1.5 m at the 

northern end of the site, to allow foul to drain down to the south-west. The proposed development 

would therefore reverse the natural slope of the land (it slopes down from south to north). 

The proposal would see the existing vehicular access to the site relocated to the south-west corner 

of the site, as an at-grade connection would be impossible to the north-west corner, where the 

existing vehicular access is provided. 

There are some notable problems with this approach: 
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- The proposal would appear to be in breach of Policy H16 Objectives 1 and 2 of the County

Development Plan, which read:

“Objective 1 

To ensure that all developments including buildings, streets and spaces are designed 

and arranged to respond to and complement the site’s natural contours and natural 

drainage features in accordance with the recommendations of the Urban Design 

Manual – A Best Practice Guide (2009). 

Objective 2 

To avoid the use of intrusive engineered solutions, such as cut and filled platforms, 

embankments or retaining walls on sites with steep or varying topography.” 

- removal of mature trees at the south-west location to facilitate vehicular access;

- patchy streetscape at said access owing to its proximity with adjoining sites;

- It is noted that the Irish Water wayleave provides a natural location for vehicular access to

the site from the north-west. Necessity to retain wayleave has provided for an unenclosed

parking courtyard in the north-west corner of the site instead;

- The applicant proposes to retain the stone boundary wall to the west of the site, and a

number of trees on the western boundary. It is unclear if this is consistent with the proposed

raising of ground level by up to 1.5m immediately inside the site at these locations;

The proposed strategy is understood to be responding to the particular context and challenge of 

serving the proposed site. The applicant may wish to consider, alternatively, the use of a vacuum 

system to service the site without resorting to reprofiling of the site. As there are other issues with 

the proposed development, it is considered that this can be commented on or revised by additional 

information. 

Streetscapes and Pedestrian Permeability 

The proposed development would facilitate pedestrian connections to the Silken Avenue 

development to the south. The roads of the neighbouring estate is due to be taken in charge (as per 

details of its permission), however the open spaces and boundary features are the responsibility of a 

management company. The connections to the south should be agreed with the adjoining 

management company and provided as part of the development – in particular, the south-east 

connection as proposed does not match the existing boundary gate connecting the development to 

the south with the rugby pitches. The applicant should progress this issue and provide a response 

via additional information. 

The proposed connection to the south-west would be accessible via a parking court off the main 

street. It is considered that the street layout here could be considerably improved with the 

reorganisation of the adjoining block, through the provision of dormer bungalows with direct 
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frontage onto the connection, and wrap-around corner units, to provide continuous residential 

frontage onto the pedestrian route and guarantee passive surveillance. The applicant should be 

requested to revise the layout at this location via additional information. 

Pedestrian connections between the two development sites should not be gated, and boundaries 

between adjoining areas of public open space should be open. This can be confirmed by condition. 

Boundary Trees and Hedgerows 

To facilitate a proposed row of houses to the south-west (units 16 to 23), it is proposed that a row of 

trees and hedgerow would need to be removed. Neigbouring third parties have objected to this 

element of the proposed development, as has the Public Realm Department (see Public Realm 

section below). The proposed removal seems excessive at this location; whereas these features 

could be retained in the context of communal or public amenity space. The applicant should be 

requested to address potential alternatives at this location which would allow for the retention of 

these trees, by way of additional information. 

Duplex Block layout 

The communal amenity space for the proposed duplex block is adequately sized but inappropriately 

placed, presenting a long hedgerow boundary to a residential street. Similarly, the parking court to 

the north of the duplex block seems to be a left-over space which could be improved. The 

arrangement of the duplex block, communal amenity space, and parking court, should be 

reappraised and revised in order that the communal space can be enclosed without presenting a 

defensive boundary to the local street. The applicant may also wish to consider on-street parking 

rather than an off-street surface car park. This can be addressed by additional information. 

Conclusions 

Overall, the proposed layout is considered to be a reasonable attempt to address conditions on the 

site. A number of aspects of the layout could be reconsidered and improved, however, and this is 

reflected in the above points. 

Residential Amenity 

Residential Standards 

The Planning Authority is satisfied that the proposed houses and apartments comply with the 

relevant standards contained in the 'Quality Housing for Sustainable Communities - Best Practice 

Guidelines' (2007) and the ‘Sustainable Urban Housing: Design Standards for New Apartments – 

Guidelines for Planning Authorities’ (2018), as applicable.  

Inward Noise 

The applicant has provided an Inward noise Impact Assessment. It shows that some of the houses 

are required to be fitted with special glazing in order to meet minimum standards indoors. Such 

mitigations measures should be a last resort and come with notable downsides – most notable being 
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the inability of residents to open windows without being subjective to unacceptable levels of noise. 

The applicant should show consideration of an alternative layout in which this is not a requirement.  

Childcare Facilities 

The applicant has provided a letter from a childcare business in Citywest supporting the non-

provision of childcare facilities on the site owing to the potential to undermine the viability of the 

existing facility. It is considered that a potential childcare facility would usually be expected in a 

large development and more details should be submitted regarding the capacity and no. of 

enrolments at the existing facility. This can be done by additional information. 

Public Realm 

The Public Realm Department has recommended a request for additional information, as follows: 

1. Landscape Plan

Detailed landscape drawings that illustrate hard and soft landscaping, useable communal

open space, meaningful public open space, pedestrian way finding and connectivity. The

public open space shall be usable space, accessible and overlooked to provide a degree of

natural supervision. Details of play equipment, street furniture including public lighting and

boundary treatments should be submitted. In addition, the applicant shall provide the

following additional information:

i. The applicant shall submit a plan which clearly delineating communal and private

spaces should be provided, as well as a detailed breakdown of the total area of same.

Consideration of how the design of the landscape and provision of furniture/equipment will

facilitate use of these spaces for both adults and children is also required.

ii. The developer shall submit level details for the open space, this shall include cross

section drawings where applicable. If retaining walls are required, they shall be located

outside the open space.

iii. Details of tree planting pits to include SUDs measures in urban tree pits

iv. Detailed planting plan

2. Arboricultural Impact of the Proposed Development

The impact of the proposed development on the existing trees contained within the

development site is not acceptable to the Public Realm Section; and would contravene

policy G2 Objective 9, G4 Objective 5, G2 Objective 13, G6 Objective 1, HCL15 Objective

3 and other GI policies and objectives in the CDP. The current proposal will have a negative

impact on existing trees within the development site area. The proposed development will

require the removal of 38 no. trees and a large section of existing hedgerow. Response

should include a revised layout to significantly reduce the impact of the proposed

development on the existing mature trees, especially those trees located along the western

boundary which are proposed to be removed.
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3. Arboricultural Method Statement

The applicant shall submit a detailed Arboricultural Method Statement (AMS). 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.

4. Tree and Hedgerow Protection Measures

The applicant shall submit details of the tree and hedgerow protection measures to be

employed  during construction of the trees on the site, in accordance with BS 5837:2012 -

Trees in relation to construction -  Recommendations, for the approval of the Public Realm

Section.

5. Impact of Development on Green Infrastructure

The applicant should be requested to submit revised plans to include the following:

a) Significantly reduce the impacts of the development on existing green infrastructure

especially the mature boundary trees within the proposed development site

b) Demonstrate how natural SUDS features can be incorporated into the design of the

proposed development

c) green infrastructure proposals that will mitigate and compensate for the impact of the

proposed development on the existing boundary trees. These proposals should include

additional landscaping, SUDS measures (such as permeable paving, green roofs, filtration

planting, above ground attenuation ponds, construction/bioretention tree pits etc.) and

planting for carbon sequestration and pollination to support the local Bat population.

Response should include revised layout and drawings. ADDITIONAL INFORMATION

6. SUDS

A comprehensive SUDS Management Plan shall be submitted to demonstrate that the

proposed SUDS features have reduced the rate of run off into the existing surface water

drainage network. A maintenance plan shall also be included as a demonstration of how the

system will function following implementation.

Additional natural SUDS features should be incorporated into the proposed drainage system

for the development such as bio-retention/constructed tree pits. In addition, the applicant

should provide the following:

• Demonstrate how the proposed natural SUDS features will be incorporated and work

within the drainage design for the proposed development.

• Street Trees shall be planted in public open space with suitable tree pits that

incorporates SuDS features in accordance with SDCC Adamstown Street Design Guide,

Section 6.3 Side Street Design.

• Tree pit incorporating SUDS features should include a deep cellular water

storage/attenuation area below the surface which acts as a soak away allowing surface water

to infiltrate into the ground
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7. Attenuation and Public Open Space

The issue of surface water attenuation is a significant concern for the Public Realm Section.

All the proposed attenuation tanks are situated under areas identified as public open space; a

large portion of the public open space areas are underlain by theses tanks. This approach is

not considered acceptable to the Public Realm Section. The proposal places severe

limitations on the potential use and landscaping of the open space into the future. When the

area of the attenuation tanks is taken from the public open space area provision then there is

potentially a significant shortfall in terms of the open space provided and the standards

contained in the South Dublin County Development Plan 2016-2022. The location of these

tanks on the open space reduces both the amenity and usability of the open space provided.

Revised proposals with regard to the proposed location of the attenuation tanks within the

open space areas to be provided by the applicant. Further consideration of the breakdown in

provision of open space and the location and size of attenuation tanks needs to be carried

out. Response should include revised layout and drawings.

8. Planting Proposals

Planting should be predominantly native and pollinator friendly where possible, street trees

to be minimum 18-20cm girth and open space trees to be 20-25cm girth, specimen/feature

trees should ideally be 30-35cm girth. Street trees where possible should contain SUDS

features and be planted within the public realm. The applicant should have suitable tree pits

that attenuate water within hard surface areas. The applicant should clearly outline how

SuDS features within the tree pits will function. Details of constructed/bio retention tree pits

to be used to be provided. The applicant is requested to submit a fully detailed Planting Plan

to accompany the landscape proposals for the entire development. The applicant should

propose native species where possible to encourage biodiversity and support pollinators

within the landscape. Planting material where possible should be Irish Grown Nursey Stock

and the importation of foreign planting material should be avoided within the proposed

planting schemes. Response should include revised layout and drawings.

9. Play Provision

Additional play provision shall be provided for within the proposed development. An

emphasis shall be on active, accessible play throughout the development. The applicant is

requested to provide fully detailed play proposals as part of the landscape scheme for the

proposed development. The applicant shall consider the provision of additional universally

accessible equipment within the play proposals for the development. Additional details,

specifications and images need to be provided in relation to the proposed playgrounds and

play spaces for the development. All play equipment shall be of predominantly natural

materials with unstructured play included in the proposed design. The applicant shall

consider the use of engineered woodchip as playground surfacing material. The applicant

shall provide further details in this regard.
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The report also contains a number of recommended conditions on the above topics in the event that 

a grant of permission is issued. It is considered appropriate that the issues raised by the Public 

Realm Department – not least the potential loss of trees – be dealt with at the additional 

information stage. 

Environment and Ecology 

The applicant has provided an Ecological Impact Assessment. The Assessment details the presence 

of hedgehogs, bats and birds on the site (some birds having an orange conservation status). The 

report details a number of mitigation measures for development on the site, which can be 

summarised as: 

- Construction phase surface water management measures;

- Vegetation:

o Careful removal of dead wood/leaves and storage in an ‘out of the way’ area to

provide compensatory hedgehog habitat during the construction phase;

o Construction materials (i.e. plastic sheeting and netting) to be stored off the ground

overnight;

o Removal of hibernation habitats such as logs and scrub/hedgerow should not take

place between 1st November and 1st March, and it is recommended that this take

place during September/October;

o Removal of potential bird nesting sites (hedgerow, scrub and treelines) shall take

place outside of the nesting season (1st March to 31st August);

o Pre-removal surveys of vegetation to be carried out by a qualified ecologist if

occurring during the nesting season, and nests/young birds protected;

o Any trees to be removed in the period of late August to late October/early November

in order to protect potential bat roosts;

o Appropriate measures for removal of any tree with ‘moderate’ bat roosting potential

(Bat Tree Assessment, Pre-felling bat survey, derogation licence from the NWPS)

o Specific procedures for felling trees;

- Noise Control

o Control of noise measures to be set out in the CEMP

- Night-time lighting

o Bat-friendly night-time lighting to include 25% dimming between hours of 12

midnight and 6am;

o Night-time lighting of the site to be kept to a minimum during construction phase;

- Habitat enhancement;

o Provision of holes in walls and fences at ground level to facilitate a ‘hedgehog

highway’ through the site;

o Provide details of these features to new occupants;

o Provide 5+ bat boxes through the site to provide future roosting opportunities, such

as on:
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▪ Eaves of taller buildings

▪ Mature trees being retained

All under the supervision of a qualified ecologist.

The proposed mitigation measures are gone into in some detail in the EcIA and it is considered that 

they should be complied with in full. To this end the applicant should produce a Construction 

Environmental Management Plan which shall be accessible at the site throughout the construction 

phase. A suitably qualified Ecological Clerk of Works should be appointed to monitor and direct the 

implementation of both the CEMP and the mitigation measures contained in pages 44 – 52 of the 

Ecological Impact Assessment. The Public Lighting Plan shall be subject to agreement by the 

Planning Authority after consultation with both the Public Lighting section and the Public Realm 

Department or SDCC Heritage Officer. The applicant should submit a letter from their consulting 

ecologist confirming that the detail of measures described under ‘Mitigation Measure 4: Night-Time 

Lighting’ in the Ecological Impact Assessment has been adhered to in the final Public Lighting 

Plan. These details can be required by condition. 

Aviation 

The proposal is located in close proximity to Casement Aerodrome. The contents of Section 11.6.6 

(iii) of the County Development Plan are noted, under which development density and height can be

limited, or restricted altogether. The site is under the inner approach surface of Casement

Aerodrome and may be inside the ‘extended public safety zone’ though this is not clear. The

applicant should assess the same and comment in particular on how the development would comply

with section 11.6.6 (iii) of the County Development Plan, in particular in relation to the headings

“Public Safety Zones” and “Inner Approach Area”.

Access, Transport and Parking 

The Roads Department has advised that a Road Safety Audit is required, as per pre-planning advice. 

The car parking provision in the proposal is considered to be acceptable, though it is noted to be at 

the maximum allowable standard in this area. The provision of cycle parking is not adequate, and 

provision should reflect the more generous standards contained in the 2020 Apartment Guidelines. 

Cycle parking should also be provided at the public open space. 

The applicant should provide a Stage 1 & 2 Road Safety Audit of the completed design and submit 

this as additional information. 

The applicant should revise the cycle parking figures upwards to comply with the standards found 

in the 2020 Apartment Guidelines and to provide cycle parking beside the public open space. This 

can be addressed as additional information. 
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Water and Drainage 

The Environmental Services Department has stated no objection, subject to conditions. It is noted 

however that water attenuation measures in the proposed development are assessed to be inadequate 

and the proposed conditions would require design changes to the proposed attenuation systems. As 

there are other issues with the development, this can be dealt with by the applicant via additional 

information. 

The stream along the eastern boundary is the source of a mapped flood risk on the site. The 

applicant has submitted a Flood Risk Assessment and the Environmental Services Department has 

stated no objection, subject to conditions. 

The applicant has provided a Confirmation of Feasibility from Irish Water. The letter notes the 

following required works: 

- A wayleave in favour of Irish Water to be provided for the Irish Water watermain that

traverses the site;

- Extension of the 150mm watermain on Old Naas Road by 140 metres at the applicant’s

expense.

This is the expected content of a connection agreement with Irish Water. In reporting on the 

planning application as consultee, Irish Water has recommended that connections agreements for 

water and waste water are required by condition. This is acceptable. 

Public Housing 

The Housing Department has not submitted a report. The applicant has proposed that 7 duplex 

apartments be delivered as Part V units. The preference of the Council is to acquire units on site. 

The details shall be agreed by condition. 

Screening for Appropriate Assessment 

The applicant has provided an Appropriate Assessment Screening Report. The report concludes that 

the development does not require a Stage 2 Appropriate Assessment, and that mitigation measures 

have not been taken into account in the consideration of the recommendation. 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. 

Screening for Environmental Impact Assessment 

Having regard to the scale 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. 
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Conclusion 

The proposed development is located on lands split between ‘LC’ and ‘RES’ zoning objectives. The 

local centre zoned lands in the area do not currently fulfil the function of a local centre and it is an 

objective of the County Development Plan to prepare a Local Area Plan focused on the 

improvement of services in the area. The applicant should comment on how they are complying 

with the policies and objectives that relate to a local centre, and how the development would not be 

premature pending adoption of a Local Area Plan. 

The development is otherwise located on ‘RES’ zoned lands and a full assessment of it as a 

residential development has been undertaken. There are a number of issues that should be addressed 

by additional information to improve the layout as well as a number of other aspects of the 

development.  

Recommendation 

I recommend that ADDITIONAL INFORMATION be requested from the applicant with regard 

to the following: 

1. Whilst residential on lands zoned RES and Local Centre is acceptable in principle, the 
Council is concerned that the solely residential proposal for the lands zoned Local Centre 
would significantly reduce the potential to provide much needed local amenity services in 
this part of the County. This issue is further recognised in the Specific Local Objective 
detailed above.  In order to demonstrate that this application is not premature, pending the 
adoption of a Local Area Plan, the applicant should consider the inclusion on-site Local 
service uses within this scheme, or satisfactorily demonstrate how there are sufficent 
services already in place for local residents in the surrounding area, which should include 
an audit of the available amenities in the area. This should be provided as additional 
information, as detailed in Policies UC1, UC5, R1 and R8 and of the County Development 

Plan.

2. The proposal is located in close proximity to Casement Aerodrome. The contents of 
Section 11.6.6 (iii) of the County Development Plan are noted, under which development 
density and height can be limited, or restricted altogether. The site is under the inner 
approach surface of Casement Aerodrome and may be inside the ‘extended public safety 
zone’ though this is not clear. The applicant is requested to consider the same and 
comment in particular on how the development would comply with section 11.6.6 (iii) of 
the County Development Plan, in particular in relation to the headings 'Public Safety 
Zones' and 'Inner Approach Area'.

3. The proposal would see the existing vehicular access to the site relocated to the south-west 

corner of the site, as an at-grade connection would be impossible to the north-west corner, 

where the existing vehicular access is provided.

There are some notable problems with this approach:

- The proposal would appear to be in breach of Policy H16 Objectives 1 and 2 of the 
County Development Plan, which read:

Objective 1
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To ensure that all developments including buildings, streets and spaces are designed and 

arranged to respond to and complement the site’s natural contours and natural drainage 

features in accordance with the recommendations of the Urban Design Manual – A Best 

Practice Guide (2009). 

Objective 2 

To avoid the use of intrusive engineered solutions, such as cut and filled platforms, 

embankments or retaining walls on sites with steep or varying topography. 

- removal of mature trees at the south-west location to facilitate vehicular access; 

- patchy streetscape at said access owing to its proximity with adjoining sites; 

- It is noted that the Irish Water wayleave provides a natural location for vehicular access 

to the site from the north-west. Necessity to retain wayleave has provided for an 

unenclosed parking courtyard in the north-west corner of the site instead; 

- The applicant proposes to retain the stone boundary wall to the west of the site, and a 

number of trees on the western boundary. It is unclear if this is consistent with the 

proposed raising of ground level by up to 1.5m immediately inside the site at these 

locations; 

The proposed strategy is understood to be responding to the particular context and 

challenge of serving the proposed site. The applicant may wish to consider, alternatively, 

the use of a vacuum system to service the site without resorting to reprofiling of the site. 

The applicant should provide comment or consider revising the proposal. 

4. (a) The residential development is considered to be slightly low in density in comparison 

to County Development Plan standards and taking into account the relevant national 

guidance. The applicant is requested to justify the proposed density having regard to the 

County Development Plan and National Guidance. 

(b) Pedestrian Connections 

(i) The pedestrian connections to the south should be agreed with the adjoining 

management company and provided as part of the development – in particular, the south-

east connection as proposed does not match the existing boundary gate connecting the 

development to the south with the rugby pitches. These spaces should link up and if 

possible the adjoining public open spaces should form a single larger space. The applicant 

should progress this issue and provide a response via additional information. 

Note: It is noted that the development to the south is due to be taken in charge as per the 

details of that permission, but that open spaces will remain in the charge of an Owner’s 

Management Company. 

(ii) The proposed pedestrian connection to the south-west would be accessible via a 

parking court off the main street. It is considered that the street layout here could be 

considerably improved with the reorganisation of the adjoining block, through the 

provision of dormer bungalows with direct frontage onto the connection and siding onto 

the southern boundary, and wrap-around corner units, to provide continuous residential 

frontage onto the pedestrian route, ensure a street-like layout, and guarantee passive 
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surveillance. The applicant should consider revising the layout at this location. 

(c) Northern Street and Duplex Layout. 

The communal amenity space for the proposed duplex block is adequately sized but 

inappropriately placed, presenting a long hedgerow boundary to a residential street. 

Similarly, the parking court to the north of the duplex block seems to be a left-over space 

which could be improved. The arrangement of the duplex block, communal amenity 

space, and parking court, should be reappraised and revised in order that the communal 

space can be enclosed without presenting a defensive boundary to the local street. The 

applicant is requested to provide on-street parking and a stronger building frontage. 

5. The impact of the proposed development on the existing trees contained within the 

development site is not acceptable to the SDCC Public Realm Section, and would 

contravene policy G2 Objective 9, G4 Objective 5, G2 Objective 13, G6 Objective 1, 

HCL15 Objective 3 and other GI policies and objectives in the County Development Plan. 

The current proposal would have a negative impact on existing trees within the 

development site area. The proposed development will require the removal of 38 no. trees 

and a large section of existing hedgerow. 

The applicant should provide a response which should include a revised layout to 

significantly reduce the impact of the proposed development on the existing mature trees, 

in particular addressing: 

(a) those trees located along the western boundary which are proposed to be removed.   

(b) The proposal provides for the removal of a number of mature trees and boundary 

hedgerows, particularly to the south-west of the site, which would erode the existing sense 

of privacy for adjoining residents. To facilitate a proposed row of houses to the south-west 

(units 16 to 23), it is proposed that a row of trees and hedgerow would need to be 

removed. These could be better retained in, for instance, communal our public amenity 

space. In combination with the general concern for loss of trees arising from the 

development, the applicant is requested to address potential alternatives at this location 

which would allow for the retention of these trees. 

6. The applicant is requested to provide the following additional information as required by 

the SDCC Public Realm Department: 

(a) Landscape Plan 

(i) The applicant is requested to submit a plan which clearly delineating communal and 

private spaces should be provided, as well as a detailed breakdown of the total area of 

same. Consideration of how the design of the landscape and provision of 

furniture/equipment will facilitate use of these spaces for both adults and children is also 

required.  

(ii) The applicant is requested to submit level details for the open space, this shall include 

cross section drawings where applicable. If retaining walls are required, they shall be 

located outside the open space.  

(iii) Details of tree planting pits to include SUDs measures in urban tree pits 
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(iv) Detailed planting plan. 

(b) Planting Proposals 

Planting should be predominantly native and pollinator friendly where possible, street 

trees to be minimum 18-20cm girth and open space trees to be 20-25cm girth, 

specimen/feature trees should ideally be 30-35cm girth. Street trees where possible should 

contain SUDS features and be planted within the public realm. The applicant should have 

suitable tree pits that attenuate water within hard surface areas. The applicant should 

clearly outline how SuDS features within the tree pits will function. Details of 

constructed/bio retention tree pits to be used to be provided. The applicant is requested to 

submit a fully detailed Planting Plan to accompany the landscape proposals for the entire 

development. The applicant should propose native species where possible to encourage 

biodiversity and support pollinators within the landscape. Planting material where 

possible should be Irish Grown Nursey Stock and the importation of foreign planting 

material should be avoided within the proposed planting schemes. Response should 

include revised layout and drawings. 

(c) Children’s Play 

Additional play provision shall be provided for within the proposed development. An 

emphasis shall be on active, accessible play throughout the development. The applicant is 

requested to provide fully detailed play proposals as part of the landscape scheme for the 

proposed development. The applicant shall consider the provision of additional 

universally accessible equipment within the play proposals for the development. 

Additional details, specifications and images need to be provided in relation to the 

proposed playgrounds and play spaces for the development. All play equipment shall be 

of predominantly natural materials with unstructured play included in the proposed 

design. The applicant shall consider the use of engineered woodchip as playground 

surfacing material. The applicant shall provide further details in this regard. 

7. The SDCC Public Realm Department has noted a number of concerns relating to the 

related issues of water attenuation, SUDs, and public open space. The applicant is 

requested to provide additional information to address the following points: 

(a) The issue of surface water attenuation is a significant concern for the Public Realm 

Section. All the proposed attenuation tanks are situated under areas identified as public 

open space; a large portion of the public open space areas are underlain by theses tanks. 

This approach is not considered acceptable to the Public Realm Section. The proposal 

places severe limitations on the potential use and landscaping of the open space into the 

future. When the area of the attenuation tanks is taken from the public open space area 

provision then there is potentially a significant shortfall in terms of the open space 

provided and the standards contained in the South Dublin County Development Plan 

2016-2022. The location of these tanks on the open space reduces both the amenity and 

usability of the open space provided. Revised proposals with regard to the proposed 

location of the attenuation tanks within the open space areas to be provided by the 
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applicant. Further consideration of the breakdown in provision of open space and the 

location and size of attenuation tanks needs to be carried out. Response should include 

revised layout and drawings. 

(b) The applicant is requested to submit revised plans to include the following: 

(i) Significantly reduce the impacts of the development on existing green infrastructure 

especially the mature boundary trees within the proposed development site 

(ii) Demonstrate how natural SuDS features can be incorporated into the design of the 

proposed development 

(iii) Green infrastructure proposals that will mitigate and compensate for the impact of the 

proposed development on the existing boundary trees. These proposals should include 

additional landscaping, SUDS measures (such as permeable paving, green roofs, filtration 

planting, above ground attenuation ponds, construction/bioretention tree pits etc.) and 

planting for carbon sequestration and pollination to support the local Bat population. 

Response should include revised layout and drawings. 

(c) A comprehensive SuDS Management Plan shall be submitted to demonstrate that the 

proposed SUDS features have reduced the rate of run off into the existing surface water 

drainage network. A maintenance plan shall also be included as a demonstration of how 

the system will function following implementation.  

Additional natural SuDS features should be incorporated into the proposed drainage 

system for the development such as bio-retention/constructed tree pits. In addition, the 

applicant is requested to provide the following: 

(i) Demonstrate how the proposed natural SUDS features will be incorporated and work 

within the drainage design for the proposed development. 

(ii) Street Trees should be planted in public open space with suitable tree pits that 

incorporates SuDS features 

(iii) Tree pit incorporating SUDS features should include a deep cellular water 

storage/attenuation area below the surface which acts as a soak away allowing surface 

water to infiltrate into the ground. 

8. (a) Based on limited information provided the surface water attenuation of 984m3 is 

undersized by approximately 10%. The applicant is requested to submit a report showing 

revised details of different surface types such as buildings, permeable paving, green areas 

and their respective run off coefficients. 

(b) The applicant is requested to submit a revised drawing showing the proposed surface 

water attenuation. Any additional attenuation required should be provided by means of 

SuDS (Sustainable Drainage). Examples of SuDS include, green roofs, permeable paving, 

filter drains, swales, green area detention basins, tree pits and other such SuDS.  

(c) The applicant is requested to clarify and illustrate on a drawing if a petrol interceptor is 

proposed prior to entry of surface water to arched type proposed attenuation systems. A 

suitable sized petrol/oil interceptor should be proposed. 

(d) Water Services of SDCC estimate that surface water discharge should be limited to 5.1 
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litres/ second and not 6.5 litres/second as proposed on drawing number 21003-TJOC-ZZ-

DR-C-0065. The applicant is requested to  submit a report and drawing to explain this 

difference and adjust where necessary. 

9. The applicant is requested to: 

(a) provide a Stage 1 & 2 Road Safety Audit of the completed design. 

(b) revise the cycle parking provision to match those standards found in the 2020 

Apartment guidelines, and to provide cycle parking around the public open space. 

(c) consider improvements to the adjoining section of the Old Naas Road for the purposes 

of improving pedestrian and cycle access to infrastructure in the local centre. 

10. The applicant has provided a letter from a childcare business in Citywest supporting the 

non-provision of childcare facilities on the site owing to the potential to undermine the 

viability of the existing facility. It is considered that a potential childcare facility would 

usually be expected in a large development and more details should be submitted 

regarding the capacity and no. of enrolments at the existing facility. 
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REG. REF.  SD21A/0327 

LOCATION:  Gordon Park, Old Naas Road, Kingswood, Dublin 22 

 

 

 

 

 

 

_____________________ 

Jim Johnston, 

Senior Executive Planner 

 

 

 

 

        _________________________ 

        Eoin Burke, 

        Senior Planner 

        

 

 

ORDER: I 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: _______________     ________________________________ 

Mick Mulhern, Director of Land Use, 

Planning & Transportation 

 

2/2/2022




