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Date: 26 August 2022

Re: 2 semi-detached dormer bungalows with access from Newlands Park for vehicular parking; car
parking, landscaping and boundary treatments and associated site works
13 Newlands Drive, Clondalkin, Dublin 22

Dear Sir/ Madam,
Enclosed is a copy of an appeal under the Planning and Development Act, 2000, (as amended).

Submissions of documents etc., to the Board. N.B. Copies of I-plans are not adequate, all
drawings and maps should be to scale in accordance with the provisions of the permission
regulations.

1. The planning authority is required to forward specified documents to the Board under the provisions of
section 128 and section 37(1)(b) of the Planning and Development Act, 2000, (as amended). Please

forward, within a period of 2 weeks beginning on the date of this letter, the following documents:-
(i) a copy of the planning application made to the planning authority and a copy of any drawings, maps
(including ordnance survey number) particulars, evidence, a copy of any environmental impact
statement, other written study or further information received or obtained by your authority in accordance
with regulations under the Acts. If practicable, the original of any drawing with coloured markings shouid
be provided or a coloured copy,

(i) a copy of any technical or other reports prepared by or for the planning authority in relation to the
application,

(iii) a certified copy of the relevant Manager's Order giving the decision of the planning authority,
(iv) a copy of the notification of decision given to the applicant,
(v) particulars of the applicant's interest in the land or structure, as supplied to the planning authority,

(vi) a copy of the published notice and a copy of the text of the site notice erected on the land or
structure,

Teil Tel (01) 858 8100
Glao Aititiil LocCall 1890 275175
Facs Fax (01) 872 2684 64 Sraid Maoilbhride 64 Marlborough Street
Laithrean Gréasdin Website www.pleanalaie Baile Atha Cliath 1 Dublin 1

Riomhphost Email bord@pleanala.ie D01 va02 D01 va02




* (vii) a copy of requests (if any) to the applicant for further information relating to the application under
appeal together with copies of reply and documents (if any) submitted in response to such requests,

(vii) a copy of any written submissions or observations concerning the proposed development made to
the planning authority,

(ix) a copy of any notices to prescribed bodies/other authorities and any responses to same,
(x)a copy of any exemption application/certificate within Part V of the 2000 Act, (as amended), applies,
(xi) a copy of the minutes of any pre-planning meetings.

2. To ensure that the Board has a full and complete set of the material specified above and that it may
proceed with full consideration of the appeal, please certify that the planning authority holds no further
material relevant to the case coming within the above list of items by signing the certification on page 3
of this letter and returning the letter to the Board.

3. In addition to the documents mentioned above, please supply the following:- Particulars and relevant
documents relating to previous decisions affecting the same site or relating to applications for similar
development in near proximity. “History" documents should include;

a) Certified Manager's Order,
b) the site location, site layout maps, all plans and
c) particulars and all internal reports.

d) details of any extensions of time given in respect of previous decisions.

Copies of I-plan sheets are not adequate,

Where your records show that a decision was appealed to the Board, it would be helpful if youwould
indicate the Board's reference.

Submissions or observations by the planning authority.

4. As a party to the appeal you may, under section 129 of the 2000 Act, (as amended), make
submissions or observations in writing to the Board in relation to the appeal within a period of 4 weeks
beginning on the date of this letter. Any submissions or observations received by the Board outside of
that period shall not be considered, and where none have been validly received, the Board may
determine the appeal without further notice to you.

Contingency Submission

5. If the decision of your authority was to refuse permission, you should consider whether the authority
wishes to make a contingency submission to the Board as regards appropriate conditions which, in its
view, should be attached to a grant of permission should the Board decide to make such a grant. In
particular, your authority may wish to comment on appropriate conditions which might be attached to a
permission in accordance with section 48 and/or 49 of the 2000 Planning Act (Development/
Supplementary Development Contributions) including any special condition which might be appropriate
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Site Address: - 3
13 Newlands Drive, Clondalkin, Dublin 22

Full Development Description:

We, HH.M INVESTMENTS LTD intend to apply for PERMISSION to South Dublin County Council for the
construction of 2 No. 2-bed semi-detached dormer bungalows with access from Newlands Park for vehicular

parking. All with associated site works, car parking, landscaping, and boundary treatments at the Rear of No.
13 Newiands Drive, Clondalkin, Dublin 22.

Planning Authority: South Dublin County Council
SDCC Register Reference No. SD22A/0155

SDCC Decision Date: 25" July 2022

Last day to lodge an Appeal to ABP: 22" August 2022

PMPT Limited T/A CDP Architecture @ Val No. 8744617V . Directors; Paul Moran & Paolo Trolese




Planning Appeal Check List

(Please read notes overleaf before completing)

1. The appeal must be in writing (e.g. not made by electronic means).

2. State the -
e name of the appellant FLROA  tnve ytmas T LD -
(not care of agent)
s address of the appellant Po Bor & 12, seT3don) Ruilhid G}

{not care of agent)

MRTeWN, QUEEruay, GXINAA

3. Ifan agent is involved, state the -
s name of the agent CAHP_ ANc e &

» address of the agent fANE AL MWnd YTREET : A A

‘\)\U/f\f,jfc T DUBLAS

4. State the Subject Matter of the Appeal*
Brief description of the development T o APPEAT
7

G ywvaeon) - OF  Z.55 D WEUINI S

o Location of the development  \2> _esd(angs BTNOC, Cravpa L Duliy 22

« Name of planning authority Soveph VOB G Counry Tt oA

» Planning authority register reference number SO 2 24 I o5y

* Alternatively, enclose a copy of the decision of the planning authority as the statement of the Subject Matter of
the Appeal.

5. Attach, in full, the grounds of appeal and the reasons, considerations and arguments on which they are based.
6. Attach the acknowledgement by the planning authority of receipt of your submission or observations to that
authority in respect of the planning application, the subject of this appeal. (Not applicable where the appellant is

the applicant).

7. Enclose/Pay the correct fee for the appeal and, if requesting an oral hearing of same, the fee for that request see
“Guide to Fees Payable” under heading of Making an Appeal on Home Page of this website for current fees.

e

Ensure that the appeal is received by the Board in the correct manner and in time.

A format similar to the above may also be used where a person is making submissions or observations on an appeal
in accordance with section 130 of the Planning and Development Act 2000, as amended. Substitute ‘observer' for
‘appellant’ and ‘submission/observation’ for ‘appeal’ at each reference. Iltem 6 and that part of 7 concerning an oral
hearing request are not applicable to the making of submissions or observation
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1.0 Introduction

On behalf of the Applicant, we wish to lodge this 1% Party Appeal to An Bord Pleanala appealing South Dublin
Couhty Council to refuse planning permission for the following:

We, H.H.M INVESTMENTS LTD intend to apply for PERMISSION te South Dublin County Council for the
construction of 2 No. 2-bed semi-detached dormer bungalows with access from Newlands Park for vehicuiar
parking. All with associated site works, car parking, landscaping, and boundary treatments at the Rear of No.
13 Newlands Drive, Clondalkin, Dubiin 22,

The grounds of the appeal are set out below and a copy of a Notification to Refuse Planning Permission
Register Ref. No. 8D22A/0155 by South Dublin County Council, is attached under Appendix A. The appeal
fee of €1500.00 is also attached, based on the current An Bord Pleanala (ABP) schedule of fees for
commercial development (i.e., more than a single residential unit).

The appeal should be read in conjunction with the original Planning Pack lodged with South Dublin County

Council and the accompanying appendices to this appeal.




2.0 Reasons for Refusal + Associated Response

We have responded to each item raised by South Dublin County Council (attached under Appendix A) and

i
have addressed each of the items. Our responses are in green for ease of reference.

It should be noted that SDCC did not afford the applicant the opportunity to make alterations to the designs
put forward by way of requesting additional information. Each reason for refusal could have been addressed

and a development subsequently granted, if this process was followed.

ltem 1 —

The proposed dwellings, by reason of their design, scale and proximity to the northern site boundary with
the immediate neighbour to the north, would be overbearing and visually dominant when viewed from the
rear garden of the immediaie neighbour to the north and lead to unaccepiable ievels of overicoking into this
neighbouring rear garden. Accordingly, the proposed development is considered to contravene Saction
11.3.2 (ii) Corner/Side Garden Sites of the South Dublin County Development Plan 2018-2022 and the
zoning objective for the area which seeks 'to proteci/and or improve residential amenity’), would seriously
injure the amenity of property in the vicinity and would contravens the proper planning and sustainabie
development of the area.

Response:
In relation to the proposed development being overbearing and visually dominant, it should be noted that the
reduction in height from previously refused application SD20A/0334, from two-storey to storey and a half

(bungalow type unit, as described in planners report), is less overbearing and visually dominant, than its

predecessor.,
Please see below extract from planner's report (Appendix B) which notes:

“The proposed dwellings have been revised to 2 no. semi-detached, bungaiow type houses. The nearest
proposed dwelling to the existing dwslling fo the east would be Unit 02, with an approx. 7.8m setback from
No. 2 Newlands Park. This is an increase in setback from the previous application. The reduction in height
and scale of the dwellings also reduces the impact of the proposal on the dwellings to the east. it is thersfore

considered that this reason has been overcomea.”

By way of addressing the council’s concerns in relation to scale, height and impact on the property and garden
to the north of the subject site, we have proposed for An Bord Pleanala’s consideration, 2no. angled windows
to bedrooms at first fioor level, to direct line of sight away from the property to the north (No. 15 Newlands
Drive). Please see below extracts from first floor layouts of the original submission, and the revised

submission, full drawing can be seen under Appendix E, which accompanies this appeal document.
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Extract from original subject planning application — First Floor Plan
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Extract from revised drawings as submitted to ABP under Appendix £ — First Floor Pian



It should be viewed that these proposed changes alleviate the concerns SDCC have in relation to the impact
on the property to the north, which could have been dealt with by way of additional information or by way of

condition, for submitting to the council prior to commencement.

Furthermore, an application in the vicinity of the subject site was previously granted by SDCC for provision

of 2no. additional units on the corner of St. Brigid’s Road and New Road, Clondalkin.

This proposal, which can be seen in extracts below from granted drawings associated with SD15A/0021,
which was described on public notices as follows:

Construction of two semi-detached four bedroom houses consisting of ground, first and attic floor levels (each
house 186sq.m) in the existing side garden; subdivision of garden into two separate plots; existing house to
be retained and it is proposed to alter the existing rear extension; construct a new two storsy side extension
fo the front and alter the front fenestration and interior layout; the addition of two new driveway entrances
from St. Brigids Road, including adjustmenis to the foofpath to accommodate them; modification of the

existing driveway entrance from New Road, associated landscape and drainage works for these houses

including the construction of new boundary walls fo subdivide the plot.

w8 San Jose, New Road, St.
- Brigid's Road — SD15A/0021

e 0 J__‘....‘.: == e
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Exiract from Google Maps showing site approved by SDCC under SD15A/0021 (San Jose) and
proximity to subject site




As can be seen in the extracts below, from google maps and from granted ground fioor plan, the site layout

is far more constricted than that of the subject application. There is also a deviation from the design of the

street, in terms of roof profiles and overall design. This was granted by SDCC in June 2015.

Exiract from Google Maps showing site approved by SDCC under SD15A/0021

Note several styfes of elevations and roof profile, not in keeping with the vicinity were approved by SDCC
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Extract from Further Information Drawings submitted and approved by SDCC under
SD15A/0021

Furthermore, as noted within the planner's report (Appendix B), the planner states the following in relation to
the design of the units:

“The propased dwellings are considsred to have a degree of architectural integration with the surrounding
built form. While they would be distinctly different, they use similar form features and materials as
development in the area. The proposed materials are render walls, slate roof tiles, aluminium cladding,

metal capping, exposed concrete. The dwellings are a modern intervention and are clearly legible as new
devselopment. This contermporary design would be acceptable.”

It is therefore misguided for SDCC to note a reason for refusal on the basis of the proposal not in keeping

with the surrounding area, when they have granted numerous applications which are less in keeping with the
area and have noted that the design of the subject site is acceptable.




Item 2 —

The addition of two more vehicular access points in close proximity to existing vehicular access poInts
along Newlands Park would lead to an intensification of traffic accessing and egressing

within a relatively short distance, which may endanger public safety by reason of a trafiic hazard.
Insufficient information has been submilted in refation to visibility splays to the satisfaction of SDCC's

Roads Department. The propcsed development would not accord with the proper planning and sustainable
development of the area.

Response:
Please note response was sought from the appointed engineers, GK Consulting Engineers in relation to the
above reason for refusal. Please see below their response in relation to same. Note full response can be

found under Appendix D, which accompanies this appeal document.

“The cars will drive in & reverse out of parking spaces; Vision splays of 23 m is in accordance with DMURS
requirements. Reference is made to DEPARTMENT OF TRANSPORT Manual for Streets 7.9 Frontage
access.

Traffic flow and road safety for streets with direct frontage access

The relationship between traffic flow and road safety for streets with direct fronfage access was researched
for MfS. Data on recorded accidents and traffic flow for a total of 20 sites were obtained. All of the sites
were simifar in terms of land use (continuous houses with driveways), speed limit (30 mph) and geometry
(single-carriageway roads with limited side-road junctions). Traffic flows at the sites varied from some 600
vehicles per day to some 23,000 vehicles per day, with an average lraffic flow of some 4,000 vehicles per
day.

It was found that very few accidents occurred involving vehicles turning into and out of driveways, even on
heavily-trafficked roads.

Links with direct frontage access can be designed for significantly higher traffic flows than have been used
in the past, and there is good evidence to raise this figure to 10,000 vehicles per day. It could be increased
further, and it is suggested that local authorities review their standards with reference to their own traffic
flows and personal injury accident records. The research indicated that a

link carrying this volume of traffic, with characteristics similar to those studied, would experience around
one driveway-related accident every five years per kilometre. Fewer accidents would be expected on finks

where the speed of traffic is limited to 20 mph or less, which should be the aim in residential areas.”
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Further response can be made in relation to comments made by the Roads Department as outlined in the

planner’'s report (Appendix B). Please see below extract from report and response to same below:

“There would be 2 no. onsite car parking spaces provided for each dwelling. This leve! of car parking is
acceptable to the Roads Department and the Planning Authority. A vehicular access would be constructed
for each dwelling (2 no. new accesses from Newlands Park). The proposed vehicular access for Unit 01 is
located direclly adjacent to an existing vehicular access to the site from Newlands Park. This is not

acceptable, and the proposed access would either need to be moved or the existing access removed.

The Roads Department have reviewed the proposed developmant and recommend refusal due the addition
of two more vehicular access points in close proximity to existing access points { existing access to No. 13
from Newlands Park and access to No. 2 Newlands Park). This would lead to an undesirable intensification
of traffic accessing and egressing within relatively a short distance, which would endanger public safety by
reason of traffic hazard. The Roads Department also raises concerns regarding adequate visibility of
vehicles egressing the site. The submitied visibility spiays have been taken from 2.4m from the road edge.
fn order to ensure the safely of pedsstrians, a visibility splay should be provided from a point 2m set back
from the foolpath edge. For clarity, an extract from the Raéds Department report is included under the
Access and Parking section of this report, beiow. Given the above, it is not considered that this reason for

refusal has been cvercome. Parmission should be refused on this basis.”

Response:
As previously mentioned in this appeal document under tem 1, SDCC previously granted a development in
the vicinity of the subject site under SD15A/0021 at the junction of St. Brigid's Road and New Road.

Please see below extracts from google maps showing the proximity of the granted vehicular access points
off St. Brigid’s Road and New Road; Further information / granted drawings showing the close proximity of
the two new vehicular access points to each other — Note the distance between these two driveways is less

than that within the subject application.




Note vehicular access and provision of 2no. - .
car spaces per unit was granted by SDCC Note vehicular access and provision of 2no.
and approved by Roads Dept, with directly car spaces was granted by SDCC and
» | opposing communal car spaces — note also approved by Roads Dept., directly
access in close proximity to each other opposing a main road junction with
Knockmeenagh Road

£xtract from Google Maps showing proximity of granted parking areas to opposing road junction and
communal car parking spaces as approved by SDCC under SD15A/0021

Please note that the Roads Departments in their initial review of the application SD15A/0021, and at the
further information stage, did not comment on the impact that the vehicular access onto New Road would
have, nor did it comment on the additional vehicular spaces along St. Brigid’s Road, and how this was an

intensification of traffic, and being in close proximity to existing vehicular access points.

Moreover, it is noted within the planner’s report (Appendix B)
The report from the Roads Depariment is noted. The Planning Authority consider that Newlands Park is a
local sireet in a residential area and the provision of additional enirances is unlikely io cause a lrafiic

nazard. If further consideration of the application is warranted, a further information requsst wouid be
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necessary. On balance, without further information and discussion with Roads, the concerns of a traffic

hazard warrant a refusal reason.

Once more, the council did not afford the applicant the opportunity for dealing with these items by way of

additional information nor are they clear in their assessment. At one instance they state that the new

vehicular entrances points are not a traffic hazard, as per extract from planners report above, and on the

other hand providing a reason for refusal deeming the proposal to be a traffic hazard.
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Extract from Further Information Drawings submitted and approved by SDCC under

SD15A/0021
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Extract from subject application drawings under SD22A/0155

It should therefore be considered that the roads departments comments in relation to parking provision and
location, are misguided. As they previously granted development with similar if not more hazardous than this

subject application, and should not have been a reason for refusal, whereby additional information could have

been requested and this item addressed or responded to.




Item 3 —

Having regard to the lack of information submitted in relation to Surface Water Drainage, the Planning
Authority is not satisfied, on the basis of the information submitted, that the proposed development would
not be prejudicial to public health and is not consistent with the County Development Plan and the proper

planning and sustainable development of the area.

Response:
Please note that information in relation to surface water drainage, both drawings, report and analysis were
issued to SDCC within the planning submission made. A further copy of this submission in relation to surface

water drainage can be found under Appendix C.

Please note response was sought from the appointed engineers, GK Consulting Engineers in relation to the
above reason for refusal. Please see below their response in relation to same. Note full response can be

found under Appendix D, which accompanies this appeal document.

“Our repont, extract below, provided a strategy for surface water drainage & the drawings illustrated the

drainage runs.

Due to the restricted nature of the site, it is not feasible to provide an onsite soak way which achieves the
minimum setback of 5m from the building & 3m from the boundary. There is also a high risk associated with
providing a storm water aftenuation tank. In particular the requirements for long-term maintenance &

infiltration of water adjacent to foundations.

The rainwater runoff is entirely gathered from roof runoff. We propose to use above perforated drains &
permeable paving, in the interest of water percolation. The remainder of roof runoff will drain directly the

adjacent surface sewer.”

It is clear from the above, that the proposed surface water drainage design is in accordance with the
Greater Dublin Strategic Drainage Study and the required SuDS analysis was carried out which led to the

proposal being put forward for approval.




3.0 Summary Points to Overturn Decision and Grant Permission

As illustrated throughout this first party appeal decument, put forward to An Bord Pleanala, the items raised

» have been addressed. Please see below extracts from the planner’s report included in the summary points
to overturn SDCC decision:

As noted within the planner’s report:
“The proposed development is consistent in principle with zoning objective RES — “To

protect and/or improve residential amenity’.

As noted within the planner’s report:

‘Residential use is consistent with the zoning objective and is therefore considered to be

acceptable in principle.”

As noted within the planner’s report:
“The proposed dwellings are considered to have a degree of architectural integration with the
surrounding built form. While they would be distinctly different, they use similar form features
and materials as development in the area. The proposed materials are render walls, slate
roof tiles, aluminium cladding, metal capping, exposed concrete. The dwellings are a modern

intervention and are clearly legible as new development. This contemporary design would be
acceptable.”

The proposed development is an efficient use of land and can been seen as a strategy in
meeting the National Development Plan 2018 — 2027 outcome of securing more sustainable,
compact settlements with greater densities. It should be noted that the propesal for a building
of 7/8 stories is in line with the National Development Plan 2018 — 2027 outcomes, which detall
the objective of providing more compact urban settlements. in order to achieve this aim, higher

density schemes must be utilised, such as that of the subject proposal.

It is clearly outlined in the National Development Plan 2018 — 2027 / Project Ireland 2040 that
both the need for housing and the strategy to build the required supply results in the need is
to build to a higher density and scale and in a more compact form within both urban and rural
environments. It is on this basis that the subject application can be supported. The application
seeks to increase density on a site, which is available for development and is underutilised.
Cognisance must be taken of the current housing climate and the need for these types of
private developments, in order to meet Government set housing targets and the verified

demands.
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The Rebuilding Ireland — Action Plan for Housing and Homelessness (2016)

In line with the long-term housing demand of at least 500,000 new homes forecast within the
NPF models, this level of housing supply will, at a minimum, need to be maintained to 2040'".
With this objective being established in the Action Plan and further outlined under the National
Development Plan, opportunities need to be taken fo support developments of a higher density
and scale.

The site has been reviewed through a series of site visits and assessments by the various
professional consultants. Through careful planning and design, a strategy for the site has been
put forward to provide 2no. dwelling units on a generous corner /side plot, which will positively

add to the existing context as a contemporary response to the existing Newlands Park.

The current development proposal has been envisaged and designed as a low impact
development which both compliments and reflects its surrounding context through its design,
scale and materiality while providing a contemporary response to this well-established site and

area.

The increase in density on the subject site will further contribute to the surrounding area,
providing an increased movement of people helping to sustain public transport networks, small

commercial premises and generating increased vitality.
The proposal creates much needed opportunity for the aging population to downsize, creating

other housing opportunities in the area, in addition to providing for units for families and

working professionals.
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4.0 Conclusion

On the basis of the response outlined with the appeal, we would ask that An Bord Pleanala overturn the

decisjon by South Dublin County Council and grant permission for the subject application.

Please advise us in the event that there are any omissions or unclear issues in relation to this appeal.

M Movar

Paul Moran

Director CDP Architecture

CC Applicant

Contact No. 085 2200808 / 01 6214498

5. 0 Accompanying Documentation

As part of our response to this appeal we enclose the following documentation:

Appendix A: South Dublin County Council to Refuse Permission SD22A/0155

Appendix B: Department Reports under SD22A/0155

Appendix C: Surface Water Drainage Report and Drawing as submitted to SDCC, under SD22A/0155
Appendix D: Response from GK Consulting Engineers in relation to reasons for refusal

Appendix E: Revised Drawings as prepared by CDP Architecture
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Appendix A: South Dublin County Council to Refuse Permission SD22A/0155

I

PMPT Ltd. T/A cdp Architecture o Vat No. 9744617V e« Directors: Pau! Moran & Paolo Trolese




|

An Rannég Talamhiisiide, Pleanila agus lompair Combare Contan e
Land Use, Planning & Transportation Department Athe Chath Theas .
South Dubiin County Council
Telephoné: 01 4149000 Fax: 01 4149104 Email: planningdept@sdublincoco.ie
CDP Architecture

4, Main Street
St. Edmondsbury

Lucan
Co. Dublin
NOTIFICATION OF DECISION TO REFUSE PERMISSION
PLANNING & DEVELOPMENT ACT 2000 (as amended) AND
PLANNING REGULATIONS THEREUNDER
Decision Order No. 0944 Date of Decision 25-Jul-2022
Register Reference SD22A/0155 Date 30-May-2022
Applicant: H.H.M Investments Ltd
| Development: Construction of a 2 two bed semi-detached dormer
| bungalows with access from Newlands Park for vehicular
parking; all associated site works, car parking, landscaping
and boundary treatments.
Location: 13 Newlands Drive, Clondalkin, Dublin 22
Time extension(s) up to and
including:
Additional Information /
Requested/Received:
Clarification of Additional /

Information Requested/Received:

DECISION: Pursuant to the Planning and Development Act 2000 (as amended), dated as above a
decision to REFUSE PERMISSION is hereby made for the said development for the reason(s) set out
on the Schedule hereto.

REASON(S)

1. The proposed dwellings, by reason of their design, scale and proximity to the northern site
boundary with the immediate neighbour to the north, would be overbearing and visually dominant
when viewed from the rear garden of the immediate neighbour to the north and lead to
unacceptable levels of overlooking into this neighbouring rear garden. Accordingly, the proposed
development is considered to contravene Section 11.3.2 (ii) Corner/Side Garden Sites of the
South Dublin County Development Plan 2016-2022 and the zoning objective for the area which
seeks 'to protect/and or improve residential amenity"), would seriously injure the amenity of
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property in the vicinity and would contravene the proper planning and sustainable development of
the area.

. The addition of two more vehicular access points in close proximity to existing vehicular access
points along Newlands Park would lead to an intensification of traffic accessing and egressing
within a relatively short distance, which may endanger public safety by reason of a traffic hazard.
Insufficient information has been submitted in relation to visibility splays to the satisfaction of
SDCC's Roads Department. The proposed development would not accord with the proper
planning and sustainable development of the area.

. Having regard to the lack of information submitted in relation to Surface Water Drainage, the
Planning Authority is not satisfied, on the basis of the information submitted, that the proposed
development would not be prejudicial to public health and is not consistent with the County
Development PLan and the proper planning and sustainable development of the area.

Please note that upon receipt of this document you are obliged to remove the planning site notice in
compliance with Article 20 of the Planning and Development Regulations 2001 (as amended).
Please note that any valid submissions or observations received in accordance with the provisions of
the Planning and Development Regulations 2001 (as amended), have been considered in the
determination of this application.

Register Reference: SD22A/0155

Signed on behalf of the South Dublin County Council.

Yours faithfully,

Aleinals ﬁ?&é 28-Jul-2022
for Senior Planxer
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NOTES

A) REFUND OF FEES SUBMITTED WITH A PLANNING APPLICATION

Provision is made for a partial refund of fees in the case of certain repeat applications submitted within a period of
twelve months where the full standard fee was paid in respect of the first application-and where both applications related
to developments of the same character or description and to the same site. An application for a refund must be made in
writing to the Planning Authority and received by them within a period of two months beginning on the date of the
Planning Authority's decision on the second application. For full details of fees, refunds and exemptions the Planning &
Development Regulations. 200 I should be consulted.

(A) APPEALS

1. An appeal against the decision may be made to An Bord Pleanala. The applicant or ANY OTHER PERSON who made
submissions or observations to the Local Authority may appeal within FOUR WEEKS beginning on the date of this
decision. (N.B. Not the date on which the decision is sent or received).

1. Every appeal must be made in writing and must state the subject matter and full grounds of appeal. It must be fully
complete from the start. In the case of a third party appeal it must be accompanied by the acknowledgement by the
Planning Authority of receipt of the submissions/observations. Appeals should be sent to:

2. The Secretary, An Bord Pleanéla, 64 Marlborough Street, Dublin 1.

3. An Appeal lodged by an applicant/ agent or by a third party with An Bord Pleanéla will be invalid unless accompanied
by the prescribed fee. A schedule of fees is at 7 below.

4, A party to an appeal making a request to An Bord Pleandla for an Oral Hearing of an appeal must, in addition to the
prescribed fee, pay to An Bord Pleandla a further fee (see 7 (g) below).

5. A person who is not a party to an appeal must pay a fee to An Bord Pleanala when making submissions or observations
to An Bord Pleandla in relation to an appeal.

6. If the Council makes a decision to grant permission/grant permission consequent on a grant of outline permission and
there is no appeal to An Bord Pleandla against this decision, PERMISSIONIPERMISSION CONSEQUENT ON A
GRANT OF OUTLINE PERMISSION will be granted by the Council as soon as may be after the expiration of the
period for the taking of such an appeal. If any appeal made in accordance with the Acts has been withdrawn, the Council
will grant the PERMISSION/PERMISSION CONSEQUENT ON A GRANT OF OUTLINE
PERMISSION/RETENTION as soon as may be after the withdrawal.

7. Fees payable to An Bord Pleanala from 10th December 2007 are as follows:

(a) Appeal against a decision of a Planning Authority on a planning application relating to
commercial development made by the person by whom the planning application was made.
where the application relates to unauthorised development ..........coceevvirnivecrrrrrecneae €4.500.00 or €9.000 ifan E.LA.R. is
involved

(b} Appeal against a decision of a planning authority on a planning application relating to
commercial development made by the person by whom the planning application was made.

other than an appeal mentioned at (8).......ccvrvreeereerererrnerereracen: €1.500.00 or €3,000.00 if an E.I.A.R. is involved
(c) Appeal made by the person by whom the planning application was made, where the application

relates to unauthorised development other than an appeal mentioned at (2) OF (B) ...occveoivrrermree et €660.00
(d) Appeal other than an appeal mentioned at (2). (b), (€) OF () ceeorie i e €220.00
{e) Application fOr I€AVE 10 APPEAL......cccveiiiiiiiir et e s s e €110.00
(f) Appeal following a grant of 168Ve £0 APPEAL....co e e s e €110.00
(2) RETBITAL c.vieiiieccetirtiemrsiseceeicr s cseresscesetesarsnesesen e sesssaseroossassess nstsssnsts oesesEREbRSTS S asmesanesens e sessasssssbestenseres sunsrhsuseratas b sbassasssesbrassesan €220.00
(h) Reduced fee (payable by SPecified DOMIES).. .o rvirrereeritrere e st er s e e enesrereae e ere s bbb e b ba b e s emenen e €110.00
(1) Submission OF ODSEIVAIONS (DY ODSEIVET) it cvirirerveireertrnerersssinseserntssessessas sresesssesessraseseses sesesssstss sbentas snesassnssssssssesastsnsstsasnnene €50.00
(1) Request from a party for an Oral HEarNg ... i e iisssnsesssssanssernie seassss s shessss bsisssss s sasasnssassns €50.00

If in doubt regarding any of the above appeal matters, you should contact An Bord Pleandla for clarification at

Telephone 01-858 8100




Appendix B: Department Reports under SD22A/0155
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Combhairle Chontae Atha Cliath Theas
PR/0944/22

Record of Executive Business and Chief Executive’s Order

Reg. Reference: SD22A/0155 Application Date:  30-May-2022
Submission Type: New Application Registration Date: 30-May-2022

Correspondence Name and Address: CDP Architecture 4, Main Street, St. Edmondsbury,
Lucan, Co. Dublin

Proposed Development: Construction of a 2 two bed semi-detached dormer
bungalows with access from Newlands Park for
vehicular parking; all associated site works, car
parking, landscaping and boundary treatments.

Location: 13 Newlands Drive, Clondalkin, Dublin 22
Applicant Name: H.H.M Investments Ltd

Application Type: Permission

(COS)

Description of Site and Surroundings
Site Area: stated as 0.0862 Hectares on the application form.
Site Visit: 22 of June 2022.

Site Description

The subject site is located on the corner of Newlands Drive and Newlands Park in Newlands.
The site consists of a two storey, semi-detached dwelling. The site has vehicular entrances off
both Newlands Drive and Newlands Park. The site has a long rear garden with a number of
mature trees. The streetscape and surrounding area have houses of a similar form and character.

Proposal

Permission is being sought for the construction of 2 no. two bed semi-detached dormer
bungalows with access from Newlands Park for vehicular parking: all associated site works, car
parking, landscaping and boundary treatments.

Zoning
The subject site is zoned ‘RES’: ‘To protect and/or improve residential amenity’ under the
South Dublin County Development Plan 2016-2022,

Consultations
Water Services — additional information requested.
[rish Water — no objection subject to conditions.
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PR/0944/22

Record of Executive Business and Chief Executive’s Order

Roads Department — recommend refusal.
Public Realm — no objection subject to conditions.
H.S.E. Environmental Health Officer — additional information requested.

SEA Sensitivity Screening ~ no overlap indicated.

Submissions/Observations/Representations

There were 5 no. third party submissions received. These are summarised as follows:

Departure from the established pattern

Does not match existing design, building lines or scale, not designed to integrate, no
transitional elements, close to the footpath, fenestration out of step.

Out of character in scale and design

Private open space for proposed houses and No. 13 would have limited functionality
and result in poor standard of residential amenity

Overlooking and overbearing impacts on adjoining properties and rear gardens

Ongoing parking issues and proposal would exacerbate this, entryway would face
existing entryway, reduced sightlines increasing the risk of a traffic accident

Cramped form of development indicative of overdevelopment on a constrained site.
Previous applications rejected.

Object to reduction in height and length of existing boundary wall along eastern
boundary.

Existing problems in relation to sewage and flooding in the estate and the proposed
houses would put extra pressure on the system.

Existing large beech trees on the subject site should be removed as causes damage to
the boundary wall on the Newlands Park side. Deluge of leaves during winter.

Loss of green spaces, and bird and fox habitat. Impact amenity and aesthetic value of
area and views.

These submissions have been reviewed in full and taken into consideration in the assessment of
this application.

Relevant Planning Historv

Subject site

SD20A/0334

3 houses, comprised of two storey, two bed houses, one detached and two semi-detached on a
site measuring 0.06ha. Each house is accessed from a private driveway with one private car
parking space also provide per house. The development includes all associated site
development works. Permission refused for the following three (3) reasons:
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Record of Executive Business and Chief Executive’s Order

1. Having regard to (), (b) and (c) below, the proposed development would contravene
the South Dublin County Development Plan 2016-2022 (Section 11.3.2 (ii) Corner/Side
Garden Sites and the zoning objective for the area which seeks 'to protect/and or
improve residential amenity") would seriously injure the amenity of property in the
vicinity and would contravene the proper planning and sustainable development of the
area

(a) In respect of the proposed pair of semi-detached dwellings, by reason of its
height and proximity to the northern site boundary with the immediate
neighbour to the north the proposed development would be overbearing,
dominant and obtrusive when viewed from the rear garden of the immediate
neighbour to the north;

(b) The proposed pair of semi-detached dwellings would have an overbearing
impact on the dwelling to the east; and

(c) The proposed detached dwelling will not provide for dual frontage and presents
a blank facade and no surveillance of the public domain; and

(d) The layout and depth of the private open space for the semi-detached dwellings
would have limited functionality and would result in a poor standard of
residential amenity for the occupants.

2. The proposed development (pair of semi-detached dwellings) would intensify the use of
an existing access with reduced sightlines, increasing the risk of a traffic accident, and
would provide no on site car parking. Having regard to the street layout and the location
of the site in proximity to the junction, it is considered on street car parking only for the
semi-detached dwellings would endanger public safety by reason of traffic hazard.
Regarding the detached house, due to the lack of information submitted regarding
vehicular parking and access arrangements for the existing dwelling and proposed
dwelling, the Planning Authority is not satisfied, on the basis of the information
submitted, that the proposed development would not endanger public safety by reason
of a traffic hazard.

3. Having regard to the lack of information submitted in relation to Surface Water
Drainage and Environmental Health requirements, the Planning Authority is not
satisfied, on the basis of the information submitted, that the proposed development
would not be prejudicial to public health and is not in the interests of the proper
planning and sustainable development of the area.

S99B/0023
Extension to rear. Permission granted.
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Relevant Enforcement History
None identified in APAS.

Pre-Planning Consultation

Ref. PP027/21

Revisions to previously refused permission to develop 2 dwellings on the site with the removal
of Dwelling A. It is also proposed to increase the open space provision area both of the new
dwellings and the existing dwelling as a result of the reduction in the number of units being
development on the subject lands.

Relevant Policy in South Dublin County Council Development Plan 2016 — 2022

2 Housing

Section 2.3.0 Quality of Residential Development

Section 2.4.0: Residential Consolidation — Infill, Backland, Subdivision & Corner Sites

Policy H17 Residential Consolidation

HI7 Objective 2:

To maintain and consolidate the County’s existing housing stock through the consideration of
applications for housing subdivision, backland development and infill development on large
sites in established areas, subject to appropriate safeguards and standards identified in
Chapter 11 Implementation.

HI17 Objective 3;

To favourably consider proposals for the development of corner or wide garden sites within the
curtilage of existing houses in established residential areas, subject to appropriate safeguards
and standards identified in Chapter 11 Implementation.

7 Infrastructure & Environmental Quality
Policy IE 1 Water & Wastewater

Policy IE 2 Surface Water & Groundwater
Policy IE 3 Flood Risk

Policy IE 7 Environmental Quality

8 Green Infrastructure
Policy G1 Overarching
Policy G5 Sustainable Urban Drainage Systems

9. Heritage, Conservation & Landscapes
Policy HCL2 Natura 2000 sites

11 Implementation
Section 11.2.7 Building Height
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Section 11.3.1 Residential

Section 11.3.1 (iv) Dwelling Standards

Table 11.20: Minimum Space Standards for Houses
Section 11.3.1 (v) Privacy

Section 11.3.2 Residential Consolidation
(i) Infill Sites
Development on infill sites should meet the following criteria:

- Be guided by the Sustainable Residential Development in Urban Areas — Guidelines for
Planning Authorities DEHLG, 2009 and the companion Urban Design Manual.

- A site analysis that addresses the scale, siting and layout of new development taking
account of the local context should accompany all proposals for infill development. On
smaller sites of approximately 0.5 hectares or less a degree of architectural integration
with the surrounding built form will be required, through density, features such as roof
Jorms, fenestration patterns, materials, and finishes. Larger sites will have more
fexibility to define an independent character.

- Significant site features, such as boundary treatments, pillars, gateways and vegelation
should be retained, in so far as possible, but not to the detriment of providing an active
interface with the street.

- Where the proposed height is greater than that of the swrrounding area a transition
should be provided (see Section 11.2.7 Building Height).

- Subject to appropriate safeguards to protect residential amenity, reduced open space
and car parking standards may be considered for infill development, dwelling sub-
division, or where the development is intended for a specific group such as older people
or students. Public open space provision will be examined in the context of the quality
and quantum of private open space and the proximity of a public park. Courtyard type
development for independent living in relation to housing for older people is promoted
at appropriate locations. Car parking will be examined in the context of public
transport provision and the proximity of services and facilities, such as shops.

- Proposals to demolish a dwelling(s) to facilitate infill development will be considered
subject to the preservation of the character of the area and taking account of the
structure’s contribution fo the visual setting or built heritage of the area.

(ii) Corner/Side Garden Sites
Development on corner and/or side garden sites should meet the criteria for infill development
in addition to the following criteria:

- The site should be of sufficient size to accommodate an additional dwelling(s) and an
appropriate set back should be maintained from adjacent dwellings,
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- The dwelling(s) should generally be designed and sited to match the building line and
respond to the roof profile of adjoining dwellings,

- The architectural language of the development (including boundary treatments) should
respond to the character of adjacent dwellings and create a sense of harmony.
Contemporary and innovative proposals that respond to the local context are
encouraged, particularly on larger sites which can accommodate multiple dwellings,

- Where proposed buildings project forward of the prevailing building line or height,
transitional elements should be incorporated into the design to promote a sense of
integration with adjoining buildings, and

- Corner development should provide a dual frontage in order to avoid blank facades and
maximise surveillance of the public domain.

Section 11.4.2 Car Parking Standards

Table 11 24 Maximum Parking Rates (Residential Development)
Section 11.4.4 Car Parking Design and Layout

Section 11.6.0 Infrastructure and Environmental Quality
(i) Flood Risk Assessment

(i) Surface Water

(iii)SUDS

(iv)Groundwater

(v) Rainwater Harvesting

(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

Relevant Government Guidelines

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

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

Section 5 — Dublin Metropolitan Area Strategic Plan, in Regional Spatial and Economic
Strategy 2019 — 2031

Sustainable Residential Development in Urban Areas - Guidelines for Planning Authorities,
Department of the Environment, Heritage and Local Government (2009).

Urban Design Manual: A Best Practice Guide, A Companion Document to the Guidelines for
Planning Authorities on Sustainable Residential Development in Urban Areas, Department of
the Environment, Heritage and Local Government, (2009).

Quality Housing for Sustainable Communities-Best Practice Guidelines, Department of the
Environment, Heritage and Local Government, (2007).
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Appropriate Assessment of Plans and Projects in Ireland — Guidance for Planning Authorities,
Department of the Environment, Heritage and Local Government, (2009).

OPR Practice Note PNOI Appropriate Assessment Screening for Development Management
(March 2021).

Assessment
The main issues for assessment relate to:
e Zoning and Council Policy;
s Previous Reasons for Refusal;
» Residential Amenity;
s Visual Amenity;
® Access and Parking;
e Services and Drainage;
e Environmental Health;
» Environmental Impact Assessment; and
e Appropriate Assessment.

Zoning and Council Policy

The proposed development is consistent in principle with zoning objective RES — ‘To protect
and/or improve residential amenity’. The residential development is permitted in principle
subject to its accordance with the relevant provisions in the Development Plan with specific
reference to Sections 11.3.2 (i) Infill Sites and (ii) Corner/Gardens Sites. The subject site forms
the rear garden of No. 13 Newlands Drive.

Previous Reasons for Refusal

Permission for 3 no. houses, comprised of two storey, two bed houses, one detached and two
semi-detached, was previously refused under Reg. Ref. SD20A/0334. An assessment of the
subject application against the 3 no. reasons for refusal on this previous application is provided
as follows:

1. Having regard to (a), (b) and (c) below, the proposed development would contravene
the South Dublin County Development Plan 2016-2022 (Section 11.3.2 (ii) Corner/Side
Garden Sites and the zoning objective for the area which seeks 'to protect/and or
improve residential amenity!) would seriously injure the amenity of property in the
vicinity and would contravene the proper planning and sustainable development of the
ared

(@) In respect of the proposed pair of semi-detached dwellings, by reason of its
height and proximity to the northern site boundary with the immediate
neighbour to the north the proposed development would be overbearing
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dominant and obtrusive when viewed from the rear garden of the immediate
neighbour to the north;

The semi-detached dwellings proposed under Reg. Ref. SD20A/0334 were 2 storey
pitched roof dwellings approx. 8.3m in overall height. These dwellings would have
been offset approx. 2.45m from the boundary with the immediate neighbour to the
north, No. 15 Newlands Drive, at the shortest point and project a length of approx.
15.0m along the northern boundary.

The proposed dwellings have been revised to 2 no. semi-detached, bungalow type
houses. These dwellings would be approx. 7.0m in overall height. They would be
setback approx. 5.1m and 5.3m from the northern boundary. The development would
still extend approx. 15.1m in length when viewed from the north. While the setback has
been increased, and height and scale of the dwellings reduced, the Planning Authority
would still have concerns regarding the impact of the proposed dwellings on the
property to the north.

The northern (rear) elevation of the dwellings, facing the rear amenity space of No. 15,
would have first floor windows to bedrooms and hallways. The submitted drawings
indicate that these windows would have obscured glass. Obscured glass to habitable
rooms such as bedrooms is not acceptable due to daylight access. The proximity of the
bedroom windows to the northern rear amenity space would lead to unacceptable levels
of overlooking.

When viewed from the north, the proposed dwellings would still appear as two storey
dwellings. Due to the proximity of the dwellings to the northern boundary and their
scale and extent, they would appear as overbearing to this adjoining property.

The proposed dwellings would be approx. 9.9m from the existing dwelling at No. 13.
There would be no windows on the elevation of Unit 01 facing this house and would
therefore present a blank elevation. It is noted that this helps with addressing potential
overlooking. However, it is considered an increased separation distance should be
provided to reduce overbearing impacts and provide for a more usable private amenity
space for the existing dwelling.

Given the levels of overlooking and overbearing, the proposed development would
require a significant redesign and potentially the loss of one house to find a successful
design solution. The level of impact from the current proposal would suggest
overdevelopment of the site.
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It is acknowledged that there is a development opportunity on this site given its location
and zoning. Sites, such as this one, are acceptable for residential development in line
with infill development policy. It is clear that there is scope for the addition of a
dwelling on this site. However, the proposed development has a significant impact on
existing residential amenity, specifically to the north, rendering it unacceptable.

Given the above, it is not considered that this reason for refusal has been overcome.

(b) The proposed pair of semi-detached dwellings would have an overbearing
impact on the dwelling to the east; and

The proposed dwellings have been revised to 2 no. semi-detached, bungalow type
houses. The nearest proposed dwelling to the existing dwelling to the east would be
Unit 02, with an approx. 7.8m setback from No. 2 Newlands Park. This is an increase in
setback from the previous application. The reduction in height and scale of the
dwellings also reduces the impact of the proposal on the dwellings to the east. It is
therefore considered that this reason has been overcome.

(c) The proposed detached dwelling will not provide for dual frontage and presents
a blank facade and no surveillance of the public domain; and

The detached dwelling has been omitted from the proposed development. The proposed
semi-detached dwellings would front onto Newlands Park with no corner element of the
sites. This reason has therefore been overcome.

(d) The layout and depth of the private open space for the semi-detached dwellings
would have limited functionality and would result in a poor standard of
residential amenity for the occupants.

The proposed development would have a similar site layout to what was previously
proposed. Private open space for the proposed dwellings would be located to the rear
and side and be approx. 79.6sq.m and 82.8sq.m in size. The depth of these spaces to the
rear of the dwellings would be approx. 5.lm to 5.3m. The previously refused
application had a depth of 3m to 4m on average. The remaining private open space for
the existing dwelling would be approx. 86.1sq.m, with a depth of 5.8m.

While this is an increase from the depth proposed in the previous application, the
Planning Authority would still have concerns with the usability of this space. Especially
in combination with depth of the private open space retained for the existing house. It is
therefore not considered that this refusal reason has been overcome.
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2. The proposed development (pair of semi-detached dwellings) would intensify the use of
an existing access with reduced sightlines, increasing the risk of a traffic accident, and
would provide no on site car parking. Having regard to the street layout and the
location of the site in proximity to the junction, it is considered on street car parking
only for the semi-detached dwellings would endanger public safety by reason of traffic
hazard.

Regarding the detached house, due to the lack of information submitted regarding
vehicular parking and access arrangements for the existing dwelling and proposed
dwelling, the Planning Authority is not satisfied, on the basis of the information

submitted, that the proposed development would not endanger public safety by reason
of a traffic hazard.

There would be 2 no. onsite car parking spaces provided for each dwelling. This level
of car parking is acceptable to the Roads Department and the Planning Authority. A
vehicular access would be constructed for each dwelling (2 no. new accesses from
Newlands Park).

The proposed vehicular access for Unit 01 is located directly adjacent to an existing
vehicular access to the site from Newlands Park. This is not acceptable, and the
| proposed access would either need to be moved or the existing access removed.

The Roads Department have reviewed the proposed development and recommend
refusal due the addition of two more vehicular access points in close proximity to
existing access points (existing access to No. 13 from Newlands Park and access to No.
2 Newlands Park). This would lead to an undesirable intensification of traffic accessing
and egressing within relatively a short distance, which would endanger public safety by
reason of traffic hazard.

The Roads Department also raises concerns regarding adequate visibility of vehicles
egressing the site. The submitted visibility splays have been taken from 2.4m from the
road edge. In order to ensure the safety of pedestrians, a visibility splay should be
provided from a point 2m set back from the footpath edge.

For clarity, an extract from the Roads Department report is included under the Access
and Parking section of this report, below.

Given the above, it is not considered that this reason for refusal has been
overcome. Permission should be refused on this basis.
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3. Having regard to the lack of information submitted in relation to Surface Water
Drainage and Environmental Health requirements, the Planning Authority is not
satisfied, on the basis of the information submitted, that the proposed development
would not be prejudicial to public health and is not in the interests of the proper
planning and sustainable development of the area.

Water Services have reviewed the proposed development and request additional
information in relation to surface water and flood risk. They request that a report and
drawing is submitted showing details of surface water attenuation. They also request a
report demonstrating what, if any, flood risk there is for the development. For clarity, an
extract from the Water Services report is included under the Services and Drainage
section of this report, below.

The H.S.E. Environmental Health Officer has reviewed the proposed development and
request additional information in relation to the impact of noise from the N7 on the
proposed houses. While this formed part of a previous reason for refusal it is considered
that the site is such a distance from the N7 that the noise from this would not have a
significant impact.

It is therefore not considered that this refusal reason has been overcome in relation
to surface water drainage.

Given the above, it is not considered that the previous reasons for refusal have been fully
overcome. There are still concerns in relation to compliance with Council policy (Section
11.3.2 (ii) Corner/Side Garden Sites and the residential zoning objective for the area), impact
on residential amenity, vehicular accesses and surface water drainage. It is therefore
considered that permission should be refused.

Residential Amenity

Existing residential amenity

Existing residential properties directly adjoin the site of the proposed dwellings to the west,
north and east. To the south, across Newlands Park, are existing residential properties. To the
north, the site adjoins the rear amenity space associated with No. 15 Newlands Drive. The

applicant has provided a proposed block plan which shows the proposed dwellings in relation
to the existing properties in the area.

The proposed front and rear building lines would not align with the front and rear building lines
of the existing semi-detached dwellings to the east on Newlands Park. Section 11.3.2(ii)
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Corner/Side Garden Sites states that the dwelling(s) should generally be designed and sited to
match the building line and respond to the roof pitch profile of adjoining dwellings. The
dwellings would be sufficiently setback from the dwellings to the east in this regard. It is
therefore considered that the projection is generally acceptable and would not adversely impact
on the visual amenity of the street.

Third parties have raised the issue of changes to the existing eastern boundary wall (adjoining
No. 2 Newlands Park). The submitted Proposed Boundary Treatment drawing demonstrates
that this wall would be retained as is. Although, it is noted that to achieve adequate visibility
from the proposed access at this boundary, this wall may have to be lowered in part.

New boundary treatments are proposed along the front boundary of the houses, between the
houses’ amenity spaces and the amenity space of the existing house. Low walls approx. 1.0m in
height are proposed along the front boundary. Walls of approx. 1.8m are proposed between the
gardens. The front boundary walls would need to be amended to improve visibility for vehicles
egressing the site. Otherwise, the proposed boundary treatments are acceptable.

Standard of proposed accommodation

The proposed 2 bed dwellings would be the following sizes:

Unit 01 (2 bed 4 person) Unit 02 (2 bed 3 person)
Gross Floor Area 56.2sqm 80.7sq.m
Private Open Space 79.65q.m 82.8sq.m

The dwelling and private open space would meet the minimum space standards for houses, as
per Table 11.20 of the CDP and the Quality Housing for Sustainable Communities-Best
Practice Guidelines (2007). However, as raised previously in this report, the Planning Authority
has concerns in relation to the usability of the private open spaces.

The proposed bedrooms would meet the minimum floorspace requirements of the CDP and
Quality Housing for Sustainable Communities-Best Practice Guidelines., The proposed
unobstructed living room widths, aggregate living areas and storage would comply with
Quality Housing for Sustainable Communities-Best Practice Guidelines. The single bedroom in
Unit 02 would be under the minimum room width requirement of 2.1m for a single bedroom.
However, the house otherwise complies with or exceeds all other space requirements. It is also
marginally under and is therefore acceptable.
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Visual Amenity

Section 11.3.2 of the County Development Plan sets out a number of design criteria in relation
to infill development and corner/garden sites. For infill sites, smaller sites of approximately 0.5
hectares or less a degree of architectural integration with the surrounding built form will be
required, through density, features such as roof forms, fenestration patterns and materials and
finishes. Section 11.3.2 also outlines that where appropriate contemporary and innovative
proposals that respond to the local context are encouraged.

The subject site is approx. 0.08862 ha in size, therefore a degree of architectural integration
with the existing built form is required. The existing built form in the surrounding area is
largely semi-detached two storey houses with hipped roofs. The dominant materials on these
houses are render and brick, render at first floor and brick at ground.

The proposed dwellings are considered to have a degree of architectural integration with the
surrounding built form. While they would be distinctly different, they use similar form features
and materials as development in the area. The proposed materials are render walls, slate roof
tiles, aluminium cladding, metal capping, exposed concrete. The dwellings are a modem
intervention and are clearly legible as new development. This contemporary design would be
acceptable.

Landscaping

No landscape proposals or information in relation to existing trees have been submitted. The
majority of the existing trees and vegetation on site to the rear of the existing house would be
removed to facilitate the proposal. No tree survey or arboricultural report has been submitted.

Public Realm have reviewed the proposed development and have no objections subject to a
condition requiring the applicant to plant 3 no. street trees to mitigate the loss of a significant
number of large trees onsite and a street tree. This report from Public Realm is noted. The
Planning Authority concurs that significant mitigation would be required to offset the removal
of the trees onsite and in the public realm.

The Proposed Site Layout Plan shows that part of the grass verge along Newlands Park would
be removed to make way for a pedestrian access to the site. This is not considered to be
necessary given that the footpath is located to the inside of this verge and the houses would be
accessible. This should therefore be omitted from the layout.
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Access and Parking

The Roads Department have reviewed the proposed development and recommend refusal:
Description:

Construction of a 2 two bed semi-detached dormer bungalows with access from Newlands Park
Jor vehicular parking.

Access:

The existing side boundary wall running adjacent to Newlands Park currently has vehicular
access points at either end. The proposed development would result in the addition of two more
vehicular access points in close proximity. This would lead to an undesirable intensification of
traffic accessing and egressing within relatively short distance which would endanger public
safety by reason of traffic hazard.

Parking:
2 No. parking spaces per house is in line with SDCC Development Plan standards. The car

parking spaces are shown to have a minimum length of 6130mm which is considered
acceptable.

Visibility:
The proposed front boundary wall is Im high. SDCC Roads Department sets a height limit of

0.9m for boundary walls at vehicular access points in order to improve forward visibility for
egressing vehicles.

Drivers of vehicles egressing the property should have adequate visibility before crossing the
pedestrian footpath. The 1800mm high boundary walls at either end of the proposed properties
may obstruct this visibility. The applicant has submitted a visibility splay, but it has been taken
from 2.4m from the road edge. In order to ensure the safety of pedestrians, a visibility splay
should be provided from a point 2m set back from the footpath edge.

Grass Verge:

The submitted site layout plans show proposed modifications to the grass verge at 3 No.
locations. The removal of the grass verge for pedestrian access should be approved by SDCC
Public Realm Department. There is a mature tree located in the grass verge at the Eastern end
of the site. SDCC Public Realm Department will need to give approval for this tree’s removal
prior to the commencement of construction of the Eastern dished footpath.
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Roads recommends refusal:
1. The addition of two more vehicular access points in close proximity would lead to an

undesirable intensification of traffic accessing and egressing within relatively short distance
which would endanger public safety by reason of traffic hazard.

Should the permission be granted, the following conditions are suggested:
1. The applicant is requested to submit accurate plans demonstrating the provision of a
visibility splay of 2m x 23m in both directions from the entrance. Sightlines should be taken

from the centre of the parking spaces closest to the boundary walls and from a point 2m
setback from the footpath edge.

2. The applicant is to submit details of discussions with Public Realm in resolving tree
conflict with access point.

The report from the Roads Department is noted. The Planning Authority consider that
Newlands Park is a local street in a residential area and the provision of additional entrances is
unlikely to cause a traffic hazard. If further consideration of the application is warranted, a
further information request would be necessary. On balance, without further information and
discussion with Roads, the concerns of a traffic hazard warrant a refusal reason.
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Services and Drainage

Water Services has reviewed the proposed development and request that additional information
be submitted in relation to surface water and flood risk:

1 Submit a report and drawing showing how much surface water will be attenuated in m3 and
how much water is required to be attenuated in m3 for each dwelling.

Also show where and how surface water will be restricted to greenfield runoff rates or 2
litres/second per hectare whichever is greater. Design surface water layout for proposed
development as per the greater Dublin Regional Code of Practice for Drainage Works.

2 Submit a report to show what if any flood risk there is for proposed development.

Irish Water have reviewed the proposed development and have no objection subject to
connection agreements via condition.

These reports are noted. Insufficient information has been provided in relation to surface water
drainage and permission should therefore be refused on this basis.

Environmental Health

The H.S.E. Environmental Health Officer has reviewed the proposed development and requests
additional information:

Detailed information in the form of an acoustic report was not submitted with this application
in consideration for the potential for noise from the nearby N7 motorway which may impact on
residents residing at the proposed development.

The risk of noise nuisance to residents of the proposed development must be strongly
considered. Design and structural noise mitigation measures may need to be incorporated to
reduce the potential noise impact on the proposed residential properties.

Additional information is requested before the Environmental Health Officers Department can
make a fully informed decision on this application.

1L An acoustic assessment must be undertaken by a suitably qualified acoustic consultant
describing and assessing the potential noise impact of the nearby N7 on the proposed
development. The investigation must include, bul not be necessarily limited to, the following:

(a) The identification and cumulative assessment of all sources of noise including frequency
analysis where necessary.
(b) An assessment of the existing background (LA90,15 min) and ambient (LAeq,15 min)
acoustic environment at the receiver locations representative of the time periods that any noise
impacts may occur including daytime and night time periods.
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(c) Distances between the proposed development and the nearest noise sources (i.e., traffic
noise on the N7) and the predicted level of noise (Laeq, 15min) from this noise source when
assessed at the boundary and within of the proposed development at both day and night time
hours.

(e) A statement outlining recommended acoustic control measures that may need to be
incorporated into the design and construction of the proposed residential units and/or site to
ensure the use will not create adverse noise impacts on the occupliers.

BS8233:2014 and ProPG recommend an internal noise level of <35dB(A) in living rooms and
bedrooms during the day and <30dB(A) in the bedroom during the night time period.

In order to achieve appropriate noise levels within the internal living areas of the proposed
residential developments further information is requested regarding including the specification
of the glazing and any other design features along the fagcade employed to reduce this potential
Jor noise if warranted following the acoustic assessment.

The additional information submitted should specify the proposed sound reduction to be
achieved by the control measures chosen to ensure the noise levels within the internal
residential areas are in line with the recommendations of BS8233:2014 and ProPG.

This further information should include the following where deemed necessary —

2. The specification of the glazing and facade mitigation measures 10 be used within the
residential units of the proposed development must be submitted.

3. The additional information submitted should specify the proposed sound reduction to be
achieved and that the levels recommended in BS8233:2014 and ProPG.

The EHO comments are noted. Nevertheless, the site is considered such a distance from the N7
that the noise from this would not be significant.

Screening for Environmental Impact Assessment

Having regard to the modest nature of the proposed development, and the distance of the site
from nearby sensitive receptors, there is no likelihood of significant effects on the environment
arising from the proposed development. The need for environmental impact assessment can,
therefore, be excluded at preliminary examination and a screening determination is not
required.
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Screening for Appropriate Assessment
The applicant has not provided information to assist the screening for Appropriate Assessment.
The subject site is not located within nor within close proximity to a European site. The
development involves the construction of 2 no. houses.
Having regard to:

e the scale and nature of the development,

e the location of the development in a serviced area, and

» the consequent absence of a pathway to the European site,
it is considered that the proposed development would not be likely to have a significant effect
individually, or in-combination with other plans and projects, on the Natura 2000 network and
appropriate assessment is not therefore required.

Conclusion

Having regard to the provisions of the South Dublin County Development Plan 2016-2022,
Sections 11.3.2 (i) Infill Sites and (ii) Corner/Gardens Sites and the RES zoning objective, the
impact of the proposed houses on existing residential amenity, the standard of development, the
location and design of the proposed vehicular accesses, and insufficient information regarding
surface water drainage, it is considered that permission should be refused.

It is considered that there is potential to provide additional residential on the subject site and the
Planning Authority would welcome revised proposals for a revised proposal in the form of a
pre planning consultation or a new planning application.

Recommendation
I recommend that a decision to Refuse Permission be made under the Planning & Development
Act, 2000 (as amended) for the reasons set out in the Schedule hereto:-

SCHEDULE
REASON(S)

1. The proposed dwellings, by reason of their design, scale and proximity to the northern site
boundary with the immediate neighbour to the north, would be overbearing and visually
dominant when viewed from the rear garden of the immediate neighbour to the north and
lead to unacceptable levels of overlooking into this neighbouring rear garden.
Accordingly, the proposed development is considered to contravene Section 11.3.2 (ii)
Corner/Side Garden Sites of the South Dublin County Development Plan 2016-2022 and
the zoning objective for the area which seeks 'to protect/and or improve residential
amenity"), would seriously injure the amenity of property in the vicinity and would
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contravene the proper planning and sustainable development of the area.

2. The addition of two more vehicular access points in close proximity to existing vehicular
access points along Newlands Park would lead to an intensification of traffic accessing
and egressing within a relatively short distance, which may endanger public safety by
reason of a traffic hazard. Insufficient information has been submitted in relation to
visibility splays to the satisfaction of SDCC's Roads Department. The proposed
development would not accord with the proper planning and sustainable development of
the area.

3. Having regard to the lack of information submitted in relation to Surface Water Drainage,
the Planning Authority is not satisfied, on the basis of the information submitted, that the
proposed development would not be prejudicial to public health and is not consistent with
the County Development PLan and the proper planning and sustainable development of
the area.
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REG. REF. SD22A/(155
LOCATION: 13 Newlands Drive, Clondalkin, Dublin 22

Colm Harte,
Senior Executive Planner

ORDER: A deciston pursuant to Section 34(1) of the Planning & Development Act 2000

(as amended) to Refuse Permission for the above proposal for the reasons set out
abave is hereby made.

Date: L g/ j’/ 77 i“ /

e

Eoin Burke, Senior Planner




Irish Water's Statutory South Dublin Planning Authority
Response to
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Planning Application No, SD22A/0155 ot
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Date Lodged with Planning Authority: 30/05/2022

Development:
Construction of a 2 two bed semi-detached dormer bungalows with access from Newlands Park for vehicular
parking; all associated site works, car parking, landscaping and boundary treatments.

Location :
13 Newlands Drive, Clondalkin, Dublin 22




IW Recommendation: No Objection

IW Observations:

1 Water
1.1 Prior to the commencement cf development the applicant or developer shall enter into a
water

connection agreement(s) with Irish Water.

- All development shall be carried out in compliance with Irish Water Standards codes and
practices.

Reason: In the interest of public health and to ensure adequate water facilities.

2 Foul
2.1 Prior to the commencement of development the applicant or developer shall enter into a
wastewater

connection agreement(s) with Irish Water.

- All development shall be carried out in compliance with Irish Water Standards codes and
practices.

Reason: In the interest of public health and to ensure adequate water facilities.

Signed on Behalf of Irish Water: Yvonne Harris

Date: 19/07/2022

Stiurthsiri / Directors: Cathal Marley (Chairman), Niall Gleeson, Eamon Gatlen, Brendan Murphy, Michael G. O'Sullrvan, Mara OOwyer, Yeonne Harris

Olfig Chisraithe / Registered Office: Teach Cobvill, 23-26 Sriid Thalbéud, Baile Acha Cliath 1, DO1 NP86 / Cohvll House, 24-26 Talbot Strest, Dublin 1, DO1 NP86
1s cuideachta ghniomhaiochta ainmnithe atd faci theoraina stareanna é Uisce Eireann / Insh Water is a designated activity campany, limited by shares.
Ulmhir Chidraithe in Eirinn 7 Registered in Ireland No.: 530363




Appendix C: Surface Water Drainage Report and Drawing as submitted to SDCC, under SD22A/0155
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DRAINAGE DESIGN REPORT

Prepared by GK, Consulting Engineers
Date; October 2021
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Intfroduction

GK Consulting Engineers have undertaken a detailed assessment of proposed foul &
surface water drainage infrastructure, associated with the proposed new dwellings at
Newlands Drive ,Clondalkin, Co. Dublin. It is proposed to construct a 2No. 2 storey
dwellings.

It is proposed to outfall the foul sewer to an existing 225 mm foul sewer public drain
located at the front of the property along Newlands Park. The surface water runoff for
paved areas percolates onsite to porous paving. Due to insufficient setback distances
for an infiltration trench, the roof runoff oulfalls to the existing 150 mm surface public
sewer on Newlands Drive,

Scope

This report outlines the proposals for the provision of services to faciitate the proposed
new dwellings. This report should be read in conjunction with all relevant drawings as
part of this submission.

This report has been based on available information & drainage maps compiled from
South Dublin County Council.

Existing site services local authority networks

The existing site is serviced the following site infrastructure.

Foul Sewer

An existing 225 mm foul sewer public drain located at the front of the property along
Newlands Park.

SURFACE WATER
An existing 150mm diometer combined sewer is located on Newlands Drive

WATER MAIN

An existing 125mm  MDPE diameter watermain is located at the front of the property
along Newlands Park.

Reference publications

Code of Practice — Wastewater Treatment and Disposal Systems Serving Single Houses
(p.e.<10)

Greater Dublin Strategic Drainage Study — Volumes 1 1o 6

Greater Dublin Regional Code of Practice for Drainage Works — Version 6.0 Technical
Guidance Documents — Part B

Recommendations for Site Development Works for Housing Areas

21274R00Y Broonsed foul & Surtaice Drginages R2aport




Surface water design summary

It is proposed to install permeable paving for hard standing arecs, The surface
drainage layout is indicated on Site Layout Drawing C102

The pipe network is designed for a rainfall intensity of 50mm/hr, BS8301 8.8.2 or 1in 2year
return period

Surface water pipe network design

The system is designed in accordance with BS8301: 1985 British Standard Code of
Practice for Building Drainage.

Check Pipe network design for a worst-case storm with 1:2 year return period.

The worst-case storm duration is when the storm duration equals the time of
concentration of the system.

BS8301 8.8.3 (Wallingford Rational Method)

From drawings - effective impermeable area drained to surface water sewer is 100m?2
from roof runoff

Time of concentration = time of entry + {length of drain / full bore velocity of flow)
BS8301 8.8.4 ( ¢)
Time of eniry for a two-year return period is 4 to 7 mins
For a flat catchments we take the longer time of 7 mins = 420 s
Taking an average velocity = 0.75m/s
Total length of drain picking up the development catchment = 50m approx
1=420 + (50 / 0.75) = 480s t =8 mins
Referring fo published Met office rainfall data:
Closest data is for storm duration of 15 mins with o two-year return period,
Rainfall =7.0mm per 15min period

= 28.0 mm per hour
Q=ApxixCvxCrx2.78 (area drained by section of network 100m?2)
Q=100x28.0x1.3x.8x2.78
Q=0.81/s

21214R0CT Proposed toul & Surface Drainage Report
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Extreme Rainfall Return Periods
Location: Dublin City Gentre
Average Annual Rainfall; 751

Maximum rainfall (mm) of indicated duration expected in the indicated return period.

Returmn Period (years)

Duration 112 1 2 5 10 20 30 50 100
{ min 1.8 21 2.5 2.8 3.1 3.6
2 min 3.0 3.5 43 4.8 54 6.2
Smin 54 6.4 7.7 8.6 9.9 11.3
10 min 7.7 92 11.3 12.6 14.5 16.8
15 min 4.6 5.8 6.6 9.3 11.6 14.3 16.1 18.7 22
30 min 6.2 7.8 a.8 12.4 15.4 18.8 21.1 24 28
60 min 8.2 10.4 115 16.0 19.7 24 27 31 36
2 hour 11.0 13.6 15.3 20.5 25 30 33 37 43
4 hour 151 18.4 20.4 27 32 37 41 46 52
6 hour 18.1 222 24 32 37 44 48 53 61
12 hour 23.5 28 31 40 47 54 59 66 75
24 hour 29 35 38 49 57 66 71 79 89
48 hour 36 43 47 59 69 78 85 94 106
96 hour

Notes: Larger margins of error for 1, 2.5 and 10 minute values and far 100 year raturn periods
Ms60: 16 M52d: §6 M560/m52d: 0.29

BS8301 8.8.2 design for rainfall intensity of 50mm/hr

Outfall Flow = [(100x50/1000) / (60x60)] x1000 = 1.4 I/s

Summary

The surface water pipe network is designed to cater for an outfall of 1.4 I/s, per the
requirements of BS8301 8.8.2

The proposed surface water network utilises 150mm diameter concrete/upve pipes at
a minimum fall of 1:100. The capacity of the proposed pipe is 221/s

Surface water drainage design

The proposed surface water drainage scheme has been designed in accordance with
Greater Dublin Strategic Drainage Study using sustainable drainage systems (SuDS).

A SUDS analysis of the site was caried out using the online tools available on
www.irishsuds.com as directed by the Dublin City Council Water, Waste and
Environmental services. The SuDS analysis determined the following options as feasible
for the proposed works

21274R00T Proposed toct & Sufoce Drairage Raport
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. Soakaway

. Permeabile Paving

. Green Roofs

s Rainwater Harvesting
. Percolation

. Water butts

Due to the restricted nature of the site, it is not feasible to provide an onsite soak way
which achieves the minimum setback of 5m from the building & 3m from the boundary.
There is also a high risk associated with providing a storm water attenuation tank. In
parficular the requirements for long-term maintenance & infiliration of water adjacent
to foundations.

The rainwater runoff is enfirely gathered from roof runoff. We propose to use above
perforated drains & permeable paving, in the interest of water percolation. The
remainder of roof runoff will drain directly the adjacent surface sewer.

Foul drainage

The foul drainage layout is indicated on Site Layout Drawing C101. The sewer
discharges by gravity via an onsite 150mm diameter private sewer. The private foul
sewer crosses the site & outfalls to an existing 225 mm foul sewer public drain located
at the front of the property along Newlands Park

The pipe materials and gradients are chosen to ensure self-cleaning velocities (i.e.
between approximately 0.75 and 1.8 m/sec) at flows greater than approximately 1/8
of the pipe bore.

Design summary

Design flow rate based on Discharge Units for the development:

Based on Table 4 & Fig. 2 BS830]

Discharge units per dwelling = 14

Total Discharge unifs for 2 dwellings units = 28

2721 4RGGT Preposed towl & Suifcce Drainage Repor
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Peak flow rate from fig 2 BS8301 = 281/s

Calculation summary
The foul pipe network will be designed for 2.8 L/s based on the discharge unit method.
The onsite network will utilise 150mm diameter uPve pipes at a the following gradients
1. Discharge fromsite = 1:100
2. Between AJ connections = 1:75
3. Head of sewer = 1:50

Allowable foul flow at 75% of proportional depth for 150mmdia pipes at min. gradient
of 1:100 = 22L/s

Pipe sizes, gradients, invert and cover levels and connection to public sewers are
shown on drawings

Water Supply

The lands subject to the planning application is serviced by an existing water mains
along Newland Park. All water mains / service pipes are to be laid to the specification
as detailed in ‘Recommendations for Site Development Works for Housing Areas' by
the DOE & Local Government.

It is proposed to connect a service pipe to this water main and distribute a water
supply to the dwelling.

Reference is made to Irish Water Code of Practice for Water Infrastructure. Section
3.7.3. Average domestic daily demand in @ development can be established based
on daily per-capita consumption, house occupancy, number of properties, etc.

For design purposes the average daily domestic demand shall be based on a per-
capita consumption of 150 I/person/day and an average occupancy ratio of 2.7
persons per dwelling unit. The average day/peak week demand should be taken as
1.25 fimes the average daily domestic demand.

Based on the Architects schedule of accommodation.
Number of Apartment units = 2

Average daily demand = 2x150x2.7 = 810 litres /day
Average hour demand = 810 /24x60x60= 0.001 litres /sec
Peak daily demand = 1.25x810= 1013 lifres /day
Based on a 10hr day = 1013/ {10x60x40) = 0.028 I/s

20 234R0CY Propesed foul & Surtace Sroicagse Report
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INTRODUCTION

This report has been prepared in reply to South Dublin County Council nofification of
decision to refuse permission, date of decision 25. July 2022, decision crder No.0944,
register reference SD22A/0155 item 2&3.

2, The addition of two more vehicular access points in close proximity fo existing
vehicular access points along Newlands Park would lead to an intensification of traffic
accessing and egressing within a relatively short distance, which may endanger public
safety by reason of a traffic hazard. Insufficient information has been submitted in
relation to visibility splays to the satisfaction of SDCC's Roads Department. The
proposed development would not accord with the proper planning and sustainable
development of the area.

The cars will drive in & reverse out of parking spaces; Vision splays of 23 m is in
accordance with DMURS requirements.

Reference is made to DEPARTMENT OF TRANSPORT Manual for Streets 7.9 Frontage
access

“Traffic flow and road safety for streets with direct frontage access

The relationship between traffic flow and road safety for streets with direct frontage
access was researched for MfS. Data on recorded accidents and traffic flow for a total
of 20 sites were obtained. Al of the sites were similar in terms of land use (confinuous
houses with driveways), speed limit (30 mph) and geometry (single-cariageway roads
with limited side-road junctions). Traffic flows at the sites varied from some 400 vehicles
per day to some 23,000 vehicles per day, with an average traffic flow of some 4,000
vehicles per day.

It was found that very few accidents occurred involving vehicles tuming into and out of
driveways, even on heavily-trafficked roads.

Links with direct frontage access can be designed for significantly higher fraffic flows
than have been used in the past, and there is good evidence fo raise this figure fo
10,000 vehicies per day. If could be increased further, and it is suggested that local
authorities review their standards with reference to their own traffic flows and personal
injury accident records. The research indicated that a

link carrying this volume of traffic, with characteristics similar to those studied, would
experience around one driveway-related accident every five years per kilometre.
Fewer accidents would be expected on links where the speed of traffic is limited to 20
mph or less, which should be the aim in residential areas.”

3. Having regard to the lack of information submitted in relation to Surface Water
Drainage, the Planning Authority is not satisfied, on the basis of the information
submitted, that the proposed development would not be prejudicial to public health
and is not consistent with the County Development PLan and the proper planning and
sustainable development of the areaq.

Our report, extract below, provided a strategy for surface water draincge & the
drawings illustrated the drainage runs.
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“Due to the restricted nature of the site, it is not feasible to provide an onsite soak way
which achieves the minimum setback of 5m from the building & 3m from the
boundary. There is also a high risk associated with providing a storm water attenuation
tank. In particular the requirements for long-term maintenance & infilttration of water
adjacent to foundations.

The rainwater runoff is entirely gathered from roof runoff. We propose to use above
perforated drains & permeable paving, in the interest of water percolation. The
remainder of roof runoff will drain directly the adjacent surface sewer.”
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