SOUTH DUBLIN COUNTY COUNCIL

South Dublin County Council

INTERNAL MEMORANDUM
Public Realm Planning Report

Development: Retention of existing building Al with new direct link to existing family home
providing extra living accommodation; Retention and completion of existing
building B to rear North Boundary for use as private family Gym and general
store; Retention of single storey shed E in side garden South for storage of
equipment used by applicant in relation to his work; Retention and completion
of building F located on North side of Land to accommodate the storage of
Vintage Cars owned by applicant together with required storage of associated
materials; Installation of new on-site treatment system to service proposed
development; Completion of all ancillary works in relation to proposed

development.

Location: Glenside House, Glassamucky, Bohernabreena, Dublin 24
Applicant: Gary McKeon

Reg. Ref: SD22A/0266

Report Date: 11/07/2022

Recommendation: REQUEST ADDITONAL INFORMATION
Planning Officer: CIARAN STANLEY

Statutory Local Policy

South Dublin County Development Plan, 2016 — 2022
Section 8.0 Green Infrastructure

Policy G1 Overarching

Policy G2 Green Infrastructure Network

Policy G3 Watercourses Network
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Policy G4 Public Open Space and Landscape Setting
Policy G5 Sustainable Urban Drainage Systems

Policy G6 New Development in Urban Areas

Chapter 9: Heritage and Conservation

Section 9.0: Heritage, Conservation and Landscapes

Section 9.3.1 Natura 2000 Sites

Policy HCL12 Natura 2000 Sites

Policy HCL15 Objective 3 To protect existing trees, hedgerows, and woodlands
Section 11.3.1 Residential

(iii)Public Open Space/Children’s Play

Section 11.6.1

(iii) Sustainable Urban Drainage System (SUDS)

Public Realm Comments:

In relation to the above proposed development, this section has reviewed the application and has the

following comments:

Landscape Plan

The applicant has not provided a landscape plan, design rationale or a landscape and visual impact
assessment for the proposed development. The applicant is requested to provide detailed information
in terms of proposed landscaping and an assessment of the impacts of the proposed development on
the landscape character and visual amenity of the receiving environment and proposed measures to
mitigate these impacts. A detailed landscape scheme along with a landscape rationale shall be
provided which helps to integrate the development into the local landscape and through suitable
planting provides visual screening, mitigation of negative visual effects and which improves local
biodiversity and green infrastructure links. The applicant should propose native species where
possible to encourage biodiversity and support pollinators within the landscape. The landscape plan

and associated planting plan should be prepared by a suitable qualified landscape architect.

Existing Tree, Hedgerows and Vegetation

There are concerns with the lack of information submitted in relation to existing trees and hedgerows
within the site. The applicant is requested to submit a detailed tree and hedgerow survey report for

the trees within the proposed development area. This tree survey shall be undertaken by a suitably
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qualified arborist. The report shall provide detailed information on the condition and health of the
existing trees, and it shall also clearly detail what impacts the development will have on the trees but

also potentially the tree roots.

SuDS and Green Infrastructure

A SuDS strategy should be developed for the proposed development which takes account of quantity,
quality, and amenity issues. The design of SuDS features is required to be of high quality to achieve a
multifunctional space for amenity, biodiversity and surface water management. The proposed SuDs
features should aid the maintenance of the existing greenfield runoff rates or potentially reduce the
amount of surface water entering the piped surface water system.

The current proposed drainage system needs to be developed further in order to sustainably manage
surface water through a natural hydrological regime or SUDS scheme within the development. The
philosophy of SUDS is an integrated multi-disciplinary approach which locally addresses water quality,
water quantity, and provides for amenity and habitat/biodiversity enhancement. SuDS that should be

considered for the SHD development include:

e Bio retention systems

e Infiltration systems

e Tree pits

e Channelrills

e Green area detention basins

e swales

Were possible in addition to the SUDS features proposed 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.
Revised proposals to be provided by the applicant in this regard. Response should include revised

layout and drawings.

Relevant Zoning Objective

The following zoning object applies to the subject site;
Objective HA (LV, DV, DM) To protect and enhance the outstanding natural character and amenity of

the Liffey Valley, Dodder Valley and Dublin Mountains areas
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Rural Housing Policy

As per Section 2.5.8 RURAL HOUSE & EXTENSION DESIGN of CDP 2016-2022 The design of all new
dwellings and extensions (including family flat extensions) in rural areas should respond appropriately
and sensitively to its surrounding rural, mountain and/or river valley context. Dwellings should be
designed to be inconspicuous and compact in design particularly in areas of high visual amenity and
with a steep topography. In designing individual proposals within a rural area, regard should also be
had in relation to the combined and accumulated visual impact of a proposed development when
taken together with existing nearby structures. In addition, as per HOUSING (H) Policy 27 Rural House
& Extension Design - It is policy of the Council to ensure that any new residential development in rural
and high amenity areas, including houses and extensions are designed and sited to minimise visual

impact on the character and visual setting of the surrounding landscape.

H27 Objective 1:
Ensure that all new rural housing and extensions within areas designated with Zoning Objective ‘RU’
(to protect and improve Rural Amenity and to provide for the development of Agriculture), Zoning
Objective ‘HA-DM’ (to protect and enhance the outstanding natural character of the Dublin
Mountains Area), Zoning Objective ‘HA —LV’ (to protect and enhance the outstanding character and
amenity of the Liffey Valley) and Zoning Objective ‘HA-DV’ (to protect and enhance the outstanding
character and amenity of the Dodder Valley):
> Is designed and sited to minimise impact on the landscape including views and prospects of
natural beauty or interest or on the amenities of places and features of natural beauty or
interest including natural and built heritage features; and
»  Will not have a negative impact on the environment including flora, fauna, soil, water
(including ground water) and human beings; and
> Is designed and sited to minimise impact on the site’s natural contours and natural drainage
features; and
» Retains and reinstates traditional roadside and field boundaries; and
> Is designed and sited to circumvent the need for intrusive engineered solutions such as cut
and filled platforms, embankments or retaining walls; and
>  Would comply with Code of Practice Wastewater Treatment Systems Serving Single Houses,
EPA (2009) or other superseding standards; and

» Would not create or exacerbate ribbon or haphazard forms of development
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Landscape Character

The proposed development and subject site is located in the Landscape Character Assessment Area 4
‘River Dodder and Glenasmole Valley’ of the South Dublin County Council Development Plan 2016 —
2022. The key characteristics of which are a highly scenic and distinctive glacial valley with natural
heritage designations, enjoying extensive views over the great Dublin area. The Landscape Character
Sensitivity of the Landscape Character Area can be described as ‘High’, with the Visual Sensitivity
measured as ‘High’. Key characteristics of the Landscape Character Area are highly vulnerable to
development, and it is generally considered that development would result in a significant change in
landscape character and should be avoided where possible. Any proposed development should be
mitigated with careful and informed mitigation measures such as mounding and planting appropriate
to the receiving environment. Mitigation measures should include a network of green and blue
corridors to supplement the exiting and support landscape functions, contributing to green
infrastructure and enhancing the overall landscape character of the site setting. Any increase in
development in this area will have a negative impact on both the landscape value and sensitivity of
this area, and would therefore materially contravene the South Dublin County Council Development
Plan 2016 - 2022 Policy (HCL7) ‘to preserve and enhance the character of the County’s landscapes
particularly areas that have been deemed to have a medium to high Landscape Value or medium to
high Landscape Sensitivity’ and would be contrary to the proper planning and sustainable

development of the area.

Visual Impact

Given the prominent location and elevation of the proposed site it is likely that the proposed
development will have a negative visual impact upon the receiving landscape. Visual Impacts of the
proposed development include:

> direct impacts of the development upon views in the landscape; and

> overall impact on visual amenity.
The applicant is therefore requested to submit a Visual Impact Assessment Report including
photomontages for the proposed development. In addition, the applicant should also consider
mitigation measures in terms of suitable landscaping/screen planting in order to minimize the impact
of the development visually. The following approaches should be considered for the site’s mitigation
strategy:

i) Development should be kept back from the site boundaries to allow for boundary planting

and visual barrier elements to minimise the potential impact of built form, this set back should
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provide space for structure and parkland scale tree planting which will provide visual

mitigation along the boundaries with space to allow large trees to mature.

Green Infrastructure

The applicant is requested to develop green infrastructure proposals that will mitigate and
compensate for the impact of the proposed development on this existing site. These proposals should
include additional landscaping, SUDS measures (such as permeable paving, green roofs, filtration
planting, above ground attenuation ponds etc) and planting for carbon sequestration and pollination

to support the local Bat population. Relevant policies with the CDP 2016-2022 include;

» Policy G1 Overarching
» Policy G2 Green Infrastructure Network

» Policy G3 Watercourse Network
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 additional information be provided:

1. Landscape Design Proposals

There are concerns with the lack of information submitted in relation to the landscape scheme for the
proposed development. The applicant is requested to provide detailed landscape design for the
proposed development. The applicant shall provide a fully detailed landscape plan with full works
specification, that accords with the specifications and requirements of the Council’s Public Realm
Section. The applicant shall provide the following additional information:

i The applicant shall submit a comprehensive Landscape Design Rationale, the objective of
this report is to describe the proposed landscape and external works as part of this
proposed housing development.

ii. 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.

iii. The landscape Plan shall include hard and soft landscape details; including levels, sections
and elevations, detailed design of SUDs features including swales and integrated/bio-

retention tree pits.
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iv. Significantly reduce the impacts of the development on existing green infrastructure
within and adjacent to the proposed development site

V. Demonstrate how natural SUDS features can be incorporated into the design of the
proposed Development

Vi. Submit green infrastructure proposals that will mitigate and compensate for the impact
of the proposed development on this existing site. These proposals should include
additional landscaping, SUDS measures (such as permeable paving, green roofs, filtration
planting, above ground attenuation ponds etc) and planting for carbon sequestration and
pollination to support the local Bat population.

ADDITIONAL INFORMATION

2. Tree Survey

The applicant is requested to submit a comprehensive Tree Report to the SDCC Public Realm Section.
This shall comprise of a detailed Tree Survey and Arboricultural Impact Assessment, Tree Constraints
Plan, Tree Protection Plan and Arboricultural Method Statement, all in accordance with BS 5837: 2012
Trees in relation to design, demolition and construction — recommendations. The report shall be

carried out by an independent, qualified Arborist.

3. Landscape and Visual Impact

The applicant has provided little or no information as to the landscape and visual impact of the
proposed development. The applicant is requested to provide a detailed landscape and visual impact
assessment including photo montages for the proposed development. The applicant is requested to
provide the following information, to enable full assessment of the visual impact:
1.  Photomontages indicating existing, as permitted and as proposed development. These
should show the site and the wider area.
ii.  Full sections through the site, north/south and east/west, indicating existing and

proposed levels.

4. 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 shall be incorporated into the proposed drainage
system for the development such as rain gardens, detention basins, filter drains, swales etc. In

addition, the applicant shall provide the following:
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e Demonstrate how the proposed natural SUDS features will be incorporated and work within the
drainage design for the proposed development.

e Adrawing to show how surface water shall be attenuated to greenfield run off rates.

e Submit a drawing to show what SuDS (Sustainable Drainage Systems) are proposed. Examples of
SuDS include permeable paving, filter drains, bio-retention tree pits, rains gardens, swales or other
such SuDS.

e SUDs Management - The applicant is requested to submit a comprehensive SUDS Management
Plan to demonstrate that the proposed SUDS features have reduced the rate of run off into the
existing surface water drainage network. A maintenance plan should also be included as a

demonstration of how the system will function following implementation.

The applicant is referred to the recently published SDCC SuDS Design Guide for further information
and guidance. ADDITIONAL INFORMATION

Prepared By: Oisin Egan

Executive Parks Superintendent

Endorsed By: Laurence Colleran

Senior Executive Parks Superintendent
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