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Reg. Reference:     SD22A/0352 Application Date: 08-Sep-2022 

Submission Type: New Application Registration Date: 08-Sep-2022 

Correspondence Name and Address: MCOH Architects Old Church, Church Street, 

Portlaoise, Co. Laois. 

Proposed Development: Construction of two new three storey primary school 

buildings for Gaelscoil na Camoige agus Gaelscoil 

Chluain Dolcain providing 16 classrooms each, a 

shared general purpose area, ancillary teaching and 

staff accommodation; The development will also 

consist of the construction of a new single storey PE 

Hall building for Colaiste Chilliain; The development 

will also include two new pedestrian access routes, 

with one located on New Nangor Road and with 

another located at the junction of New Nangor Road 

and Old Nangor Road; A new vehicle entrance and 

exit onto Old Nangor Road to provide a one-way 

vehicle route with a bus/vehicle set down zone, 

conversion of existing vehicle entrance to Colaiste 

Chillian to an in-only entrance; 2 new hard play courts 

and play space at each primary school with site 

landscaping, bicycle parking spaces and car parking 

spaces for each primary school including accessible 

car parking spaces,  internal refurbishment works to 

Colaiste Chilliain to facilitate the reintegration of 

teaching accommodation upon Gaelscoil Chluain 

Dolcain's move to the new school; Removal of the 

existing temporary changing room and relocation of 

car park at Gaelscoil Chluain to provide accessible 

parking spaces and associated works; Connections to 

public utility and drainage services, boundary 

treatments, installation of PV panels, alterations to 

existing drainage layout and associated site 

development works. 

Location: Colaiste Chilliain, Old Nangor Road, Clondalkin, 

Dublin 22 

Applicant Name: Dublin and Dun Laoghaire Education and Training 

Board 

Application Type: Permission 
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(COS) 

Description of Site and Surroundings 

Site Area: stated as 4.87 Hectares on the application form. 

Site Visit: 26th of October 2022. 

Site Description 

The subject site is located at Colaiste Chilliain, Old Nangor Road, Clondalkin. The site comprises 

the existing Colaiste Chilliain School building located on the eastern part of the site and fields in the 

western part. The Old Nangor Road is located south of the site and the New Nangor Road is located 

north of the site. An existing walkway linking the Old and New Nangor Roads, and the residential 

development of Millpark, is located along the eastern boundary of the site.  

Proposal 

Permission is sought for the following works: 

• Construction of two new three storey primary school buildings for Gaelscoil na Camoige

agus Gaelscoil Chluain Dolcain providing 16 classrooms each, a shared general purpose

area, ancillary teaching, and staff accommodation;

• The development will also consist of the construction of a new single storey PE Hall

building for Colaiste Chilliain;

• The development will also include two new pedestrian access routes, with one located on

New Nangor Road and with another located at the junction of New Nangor Road and Old

Nangor Road;

• A new vehicle entrance and exit onto Old Nangor Road to provide a one-way vehicle route

with a bus/vehicle set down zone, conversion of existing vehicle entrance to Colaiste

Chilliain to an in-only entrance;

• 2 new hard play courts and play space at each primary school with site landscaping, bicycle

parking spaces and car parking spaces for each primary school including accessible car

parking spaces, internal refurbishment works to Colaiste Chilliain to facilitate the

reintegration of teaching accommodation upon Gaelscoil Chluain Dolcain's move to the new

school;

• Removal of the existing temporary changing room and relocation of car park at Gaelscoil

Chluain to provide accessible parking spaces and associated works;

• Connections to public utility and drainage services, boundary treatments, installation of PV

panels, alterations to existing drainage layout and associated site development works.
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Zoning 

The subject site is zoned Zoning Objective ‘RES’: To protect and/or improve residential amenity’ 

under the 2022-2028 CDP. 

Consultations 

Water Services Additional information requested. 

Irish Water Additional information requested. 

Roads Department  Additional information requested. 

Public Realm  Additional information requested. 

Waste Management No report received at the time of writing this report. 

Heritage Officer No report received at the time of writing this report. 

County Architect No report received at the time of writing this report. 

Transport Infrastructure Ireland Observation received. 

National Transport Authority  Observation received. 

Irish Aviation Authority  Observation received. 

SEA Sensitivity Screening – the subject site overlaps with the following aviation layers Approach 

Surface, Take Off Climb Surfaces and Inner Horizontal Surface for Casement, Outer Horizontal 

Surface for Dublin and Bird Hazards.  

Submissions/Observations/Representations 

No third party submissions received. 

Transport Infrastructure Ireland have submitted a letter stating that they have no observations to 

make. 

National Transport Authority have submitted an observation stating the following: 

1. Overview

Section 7.1.2 of the Transport Strategy for the Greater Dublin Area sets out Principles of Land Use

and Transport Integration.

At the strategic level, the principles include:

‘For all major employment developments and all schools, travel plans should be conditioned as

part of planning permissions and be carried out in a manner consistent with existing NTA guidance.

At the local level, the principles state:

‘that planning at the local level should promote walking, cycling and public transport by

maximizing the number of people living within walking and cycling distance of their neighbourhood

or district centres, public transport services, and other services at the local level such as schools’.
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2. Car Parking

Section 2.9 of the ‘Planning Report’ states that 26no. car parking spaces are provided for each new

16 classroom school which is in excess of the South Dublin County Development Plan standards

which allow a maximum of 1 space per classroom. It is the view of the NTA that the provision of car

parking, in excess of the Development Plan standards, should not be permitted as this serves to

facilitate and to encourage travel to/from the school by car.

Car parking should be assessed in terms of the entire shared campus and that the applicant should

demonstrate that provision does not exceed the maximum Development Plan standards for all staff

and pupils within the combined campus.

Recommendation

The NTA recommends that:

- The number of car parking spaces provided should be reduced to comply with Development Plan

standards

- Car parking should be assessed in terms of the entire shared campus and that the applicant should

demonstrate that provision does not exceed the maximum Development Plan standards for all staff

and pupils within the combined campus.

3. Local Walking and Cycling Network

It is not clear from the material submitted how the local walking and cycle network does, or will as

the schools expand, cater for large numbers of children travelling to school in terms of providing

safe and attractive infrastructure from their places of residence to the school campus. The NTA

notes there are some improvements proposed but there is an absence of a coherent network and that

this has not been analysed as part of the application.

Recommendation

The NTA recommends that permission is not granted until a full assessment is undertaken in

relation to the cycling and walking infrastructural requirements for the proposed development to

operate in a safe and sustainable manner, and a programme agreed for its delivery and funding.

4. Provision for Cyclists

The South Dublin County Development Plan 2022-2028 sets out standards for bicycle parking in

Section 12.7.1 and requires the provision of a minimum of ‘1 per 5 staff’ and ‘1 per 5 students’ for

schools. Section 2.8 of the Planning Report states that 100 spaces are being providing and that this

meets the Development Plan standards equating to provision for approximately 20 staff and 480

students. As also stated in the ‘Planning Report’ the proposed application is part of a larger shared

campus for which a management agreement exists. It is the view of the NTA that, in this regard,

cycle parking should be assessed in terms of the entire shared campus and that the applicant should

demonstrate that sufficient provision is made to meet the minimum Development Plan standards for

all staff and pupils within the combined campus.
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All bicycle parking spaces shall be designed in accordance with the requirements of the National 

Cycle Manual, NTA (2011) or any superseding document and in this regard cycle parking should be 

covered and secure. 

The proposed site layout shows the cycle parking located in such a manner that could require 

pupils to negotiate all of the road, set-down and car parking infrastructure without a clear and 

segregated route. Vulnerable road users, such as children on bicycles, require a safe route from the 

public road network to the cycle parking facility and this should be clearly marked. 

The NTA supports the provision of the additional 2 no. pedestrian accesses which will provide 

additional permeability and will encourage travel to/from the school by walking. It is the view of 

the NTA that these should be ‘Pedestrian and Cycle’ accesses and should be designed in such a 

manner as to be safely and efficiently shared by both pedestrians and cyclists. 

Recommendations 

The NTA recommends the following: 

- Cycle parking should be assessed in terms of the entire shared campus and that the applicant

should demonstrate that sufficient provision is made to meet the minimum Development Plan

standards for all staff and pupils within the combined campus.

- Safe, secure cycle parking should be provided as part of the development of the site. There should

be a clear, direct path from the school gates to the cycle parking facility.

- For clarity, bicycle parking should comprise Sheffield-type stands, located 1.2m apart and be

covered;

- Cycle parking should also be provided for staff. Welfare facilities such as showers and lockers

should be provided to encourage staff to travel by active modes;

5. Drop-off / Set Down

The NTA notes the intention to provide an unspecified number of set-down areas within the school

campus. The ‘Proposed Road Layout’ drawing (8064-2503) identifies these as ‘Car & Bus Set

Down’ Area and they are located along the main access road which also leads to the car parking.

Evidence has emerged in recent years that such facilities can cause a number of issues. These are

set out in the Safe Routes to School Design Guide as follows:

- Set down areas encourage vehicles into the area with the highest intensity of children

congregating;

- Set down areas reduce air quality in areas with the highest intensity of children congregating;

- Set down areas reduce the attractiveness of a Park & Stride;

- Research shows set down areas require ongoing enforcement to operate effectively; and

- On-site drop off zones use land that could be used for play/sport/educational buildings.

It is also noted that COS8 Objective 7 of the South Dublin Development Plan states the following:

‘To facilitate provision of parking for staff and parents and ‘drop-off’ areas for new schools, only

as part of a mobility management plan, where a need has been demonstrated and where active
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travel modes (walking and cycling) and public transport have been prioritised having regard to the 

protection of nearby residential amenity’. 

The NTA are of the view that providing for a high number of set down spaces will encourage 

unsustainable travel behaviour and that, in this instance, the MMP does not sufficiently 

demonstrate that active travel modes have been prioritised. Given the size of the proposed school 

and the proposal that these set down areas are for both buses and cars, the NTA would caution that 

this drop-off facility may lead to greater traffic and transport issues than it seeks to address.  

Recommendation 

The NTA recommends that, in advance of a grant of permission, clarity is provided in terms of the 

quantum of drop-off spaces, its location, and a full justification for both, in terms of road safety and 

promotion of sustainable transport modes.  

In the event of a grant of permission, it is recommended that a condition is attached requiring the 

applicant to monitor the operations of the set-down area annually, in order to ensure the following: 

- That conflict between motorists and children on foot and on bicycles does not occur;

- That children living within walking and cycling distance are not being driven to school;

- That the car trips attracted to the facility are not causing operational issues on the local road

network, particularly for buses.

In the event that these issues are emerging due to the presence of a dedicated drop-off facility, a

mechanism for its removal in future is recommended for inclusion in any grant of permission.

6. Mobility Management Plan

The NTA notes the contents of the Mobility Management Plan (MMP) and is of the view that it

needs to address the following:

- Clearly identify current travel patterns including mode share;

- Set medium and long term mode share targets moving towards mode sustainable travel; and

- Commit the applicant to the implementation of the measures identified in the MMP

It is expected that some analysis of existing travel patterns will be provided with an explanation of

how they have informed the proposed MMP measures. It appears that such an exercise has not been

undertaken. The MMP should set out short and medium term mode share targets, consistent with

the vision and objectives of the Transport Strategy, in that this should increase travel by walking,

cycling and public transport and reduce car travel for staff and students. Furthermore, the MMP

should set out a suite of measures with an implementation plan with associated timeframes.

The NTA would like to take this opportunity to draw the applicant’s attention to the following

documents published in more recent years:

i. Toolkit for School Travel;

ii. Workplace Travel Plans – A Guide for Implementers; and

iii. Achieving Effective Workplace Travel Plans – A Guide for Local Authorities.
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Together these documents provide a comprehensive template for high quality Travel Plans / MMPs 

based on the experience gained from the Green Schools Travel programme and Smarter Travel 

Workplaces and Campuses programme. They can inform a revised MMP.  

Recommendation 

The NTA recommends that a revised MMP is prepared addressing the issues raised about above in 

particular that: 

- Clearly identifies current travel patterns including mode share;

- Sets medium and long term mode share targets moving towards mode sustainable travel; and

- Commits the applicant to the implementation of the Action Plan’s behavioural change measures.

Irish Aviation Authority have submitted a letter stating that they have no observations on this 

application from the Safety Regulation Division, Aerodromes. 

These observations have been reviewed in full and taken into consideration in the assessment of the 

application.  

Relevant Planning History 

SD18A/0447 

Modifications to existing grant  of permission, Reg. Ref. SD17A/0035, consisting of: material 

change of roof finish for the construction of two new 3 storey primary school buildings for 

Gaelscoil na Camóige agus Gaelscoil Chluain Dolcáin and a material change of roof finish for the 

construction of the new single storey PE hall building for Coláiste Chilliain; roof mounted 

photovoltaic (PV) panels for Gaelscoil na Camóige agus Gaelscoil Chluain Dolcáin and for the PE 

hall building; Gaelscoil na Camóige will accommodate PV panels on the east facing (rear roof); 

Gaelscoil Chluain Dolcáin will accommodate PV panels on the south facing (rear roof); the PE hall 

building will accommodate PV panels on the southwest facing (rear roof); the overall number of PV 

panels is 340 with an approximate area of 560sq.m. Permission granted. 

SD17A/0035 

Construction of two new 3 storey primary school buildings for Gaelscoil na Camóige agus 

Gaelscoil Chluain Dolcáin providing 16 classrooms each, a shared general purpose area, ancillary 

teaching and staff accommodation.  The development will also consist of the construction of a new 

single storey PE Hall building for Coláiste Chilliain.  The development will also include two new 

pedestrian access routes, with one located on New Nangor Road and with another located at the 

junction of New Nangor Road and Old Nangor Road, a new vehicle entrance and exit onto Old 

Nangor Road to provide a one-way vehicle route with a bus/vehicle set down zone, conversion of 

existing vehicle entrance to Colaiste Chilliain to an in-only entrance, 2 new hard play courts and 

play space at each primary school with site landscaping, bicycle parking spaces and car parking 

spaces for each primary school including accessible car parking spaces, internal refurbishment 
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works to Coláiste Chilliain to facilitate the reintegration of teaching accommodation upon Gaelscoil 

Chluain Dolcáin's move to the new school, removal of the existing temporary changing room and 

relocation of car park spaces at Coláiste Chilliain to provide accessible parking spaces and 

associated works.  The development will also comprise of connections to public utility and drainage 

services, boundary treatments, alterations to existing drainage layout and associated site 

development works. Permission granted. 

Relevant conditions 

2. No development shall take place on site until the following requirements of the Roads Section,

South Dublin County Council have been submitted for written agreement by the Roads Section;

(a) The existing two pedestrian accesses to the site (off the Old Nangor Road and off the pedestrian

laneway to the north west of the site) shall be maintained, in addition to the two additional

proposed pedestrian accesses.

(b) Footpath and kerb shall be dished and constructed to the satisfaction of South Dublin County

Council and at the applicant/developer’s expense. Prior to commencement of any works in the

public domain, and in order to comply with The Roads Act 1993 Section 13 Paragraph 10, a Road

Opening Licence must be secured from South Dublin County Council, Roads Maintenance

Department. Under this Act, non-compliance constitutes an offence.

(c) Within six months of the opening of the schools and for the written approval of the Roads

Department, the applicant/developer shall lodge with the Planning Authority an updated mobility

management plan with goals, targets and modal splits updated with data collated from the school

and a clear approach on how they will be achieved.

(d) Prior to development and for the written approval of the Roads Department, the

applicant/developer shall lodge with the Planning Authority a Construction Traffic Management

Plan. Once agreed the agreed information shall be lodged with the Planning Authority for

compliance. No development shall take place until this lodgement has been acknowledged.

(e) Submit a revised site layout plan which shows the following;

i. Revise the exit layout that omits the existing entrance to Colaiste Chilliain. Also, to include all

proposed works in the public realm.

ii. Provide raised platforms at the entrance and egress.

iii. Address the potential issue of pupils exiting buses in the set down area (right hand side of access

road) and stepping into traffic.

(f) Submit plans for the provision of advance warning signage for the school site.

(g) The applicant/developer shall provide a financial contribution of €15,000.00 for the

refurbishment of the existing signal controlled pedestrian crossing on the Nangor Road to a Toucan

Crossing

(h) Upon completion of the proposed development, submit a Stage 3 Road Safety Audit for the

written approval of the Roads Department upon completion of the proposed development.

REASON: In the interests of traffic and pedestrian safety.
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3, The proposed palisade fencing is not acceptable as a boundary treatment in the public realm.  In 

this regard, no development shall take place under this permission until the applicant, owner or 

developer has lodged with the Planning Authority: 

(i) Fully detailed revised plans providing for an alternative railing profile that is more visually

appropriate;

(ii) A written commitment to carry out the development in accordance with the required revised

plans and;

(iii) The receipt for all these requirements has been acknowledged in writing by Planning Authority.

REASON: In the interest of visual amenity.

SD15A/0304 

(a) 4 temporary single storey adjoined buildings with a total floor area of 348sq.m, all with

associated access ramps/steps and railings; each building which will consist of a classroom with

individual toilet accommodation, shall be connected to the existing foul and surface water systems.

(b) delineate 3 disabled car parking spaces by adjusting 6 existing car parking spaces. (c) relocate 7

existing car parking spaces. (d) construct 2 additional car parking spaces and 6 additional bicycle

parking spaces. (e) all associated site works. Permission granted.

SD11A/0058 

41sq.m. extension to the front entrance area of the existing Gaelscoil consisting of alterations to the 

entry area, a new general office and other ancillary works. Permission granted. 

SD07A/0361 

The construction of a 91 sq.m two storey boiler house on the north side of the existing school 

building, and the construction of a 22 sq.m extension to an adjacent entrance corridor. Permission 

granted. 

SD03A/0264 

1) To install one no. all weather sports pitch. 2) To erect 4 no. 12 meter high floodlight columns. 3)

To erect a single storey dressing room building. 4) All ancillary site works. Permission granted.

SD02A/0348 

Extension consisting of 5 new classrooms, 2 offices and some internal alterations. Permission 

granted. 

S99A/0145 

Small extension to existing school, incorporating staff room and toilets. To be built in existing 

internal courtyard. Permission granted. 
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Relevant Enforcement History 

None identified in APAS. 

Pre-Planning Consultation 

No recent pre-planning consultations identified in APAS. The application states that pre-planning 

consultations were undertaken in 2016 in advance of submitting the 2017 application.  

Relevant Policy in South Dublin County Council Development Plan 2022-2028  

Policy GI1: Overarching 

Policy GI2: Biodiversity 

Policy GI3: Sustainable Water Management 

Policy GI4: Sustainable Drainage Systems 

Policy GI5: Climate Resilience 

Policy QDP7: High Quality Design – Development General 

Policy QDP7: High Quality Design – Street Frontage 

Policy SM2: Walking and Cycling 

SM2 Objective 7: 

To promote walking and cycling for school trips by implementing the following measures: 

- Identifying school sites that are as close as possible to the communities they serve;

- Ensuring that multiple access points are provided to school sites for pedestrians and cyclists;

- Ensuring that adequate and secure bicycle storage is provided within schools;

- Promoting initiatives such as the Green Schools and Schools Streets projects;

- Prioritising school routes for permeability projects and provision and enhancement of pedestrian

and cycle ways;

- Supporting the use of a range of physical measures to provide improved safety for pedestrians and

cyclists at and close to schools.

Policy SM7: Car Parking and EV Charging

Policy COS8: Primary and Post Primary Schools 

COS8 Objective 4: 

To support and facilitate the extension of existing school facilities, based on identified needs, 

subject to appropriate safeguards in relation to safe travel to school, traffic management and the 

amenities of the area. 

COS8 Objective 6: 

To ensure new schools are designed and located to promote walking and cycling and access to 

public transport, by implementing the following measures: 
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- Ensuring school sites are in locations that are central and accessible to the communities they

serve;

- Providing infrastructure including safe cycle ways and footpaths;

- Requiring a mobility management plan for all new schools that prioritises active travel modes and

public transport;

- Incorporating measures to promote walking and cycling at design stage including permeability

and connectivity with the surrounding area through provision of adequate access points for

pedestrians and cyclists;

- Ensuring the provision of adequate secure bicycle storage;

- Working with existing and new schools to increase the proportion of students walking and cycling

through the promotion of initiatives such as the ‘Green Schools’ and ‘School Streets’ projects.

(Refer to Chapter 7: Sustainable Movement);

- Introducing measures that would support increased bus services to enable more students to travel

to school through public transport.

COS8 Objective 9:

To support the provision of adequate indoor and outdoor school sports facilities for all new and

existing schools in the County, based on identified need and in line with the population of the

school.

Policy IE2: Water Supply and Wastewater 

Policy IE3: Surface Water and Groundwater 

Policy IE4: Flood Risk 

Policy IE7: Waste Management 

12.3.1 Appropriate Assessment 

12.3.3 Environmental Impact Assessment 

12.4.2 Green Infrastructure and Development Management 

12.5.1 Universal Design 

12.5.2 Design Considerations and Statements 

12.5.3 Density and Building Heights 

12.5.4 Public Realm: (At the Site Level) 

12.7.1 Bicycle Parking / Storage Standards 

12.7.4 Car Parking Standards 
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12.8.5 Education Facilities 

Planning Applications for schools will be expected to demonstrate how the following 

issues are addressed: 

- Location, Siting and Design – location should be accessible to public transport, walking and

cycling; siting and design should maximise solar gain, work with site constraints and add visual

interest and sense of place to the area;

- Site Access – multiple site access points for pedestrians and cyclists should be provided to

maximise permeability and connectivity with the surrounding area;

- Universal Design – insofar as is feasible, this approach should be used in order to cater for

diverse needs;

- Impact on Residential Amenity – noise, traffic, parking, overlooking, sunlight and daylight, and

other relevant matters should be addressed;

- Mobility Management – mobility management plans will be required which prioritise walking,

cycling and public transport above private car trips; traffic, parking and drop-off management

should also be addressed;

- Cycling – adequate and secure bicycle storage will be a requirement;

- Landscape Proposals – these should include linking in with existing green infrastructure and

proposals for native tree species and pollinator planting;

- Sustainable Urban Drainage (SuDS) – measures include permeable paving, water butts, green

roofs and walls, swales.

12.11.1 Water Management 

12.11.3 Waste Management 

12.11.4 Environmental Hazard Management 

Relevant Government Guidelines 

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

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

(2019). 

Provision of Schools and the Planning System, A Code of Practice for Planning Authorities 

Department of Education and Science (2008). 

General Design Guidelines for Schools (Primary & Post-primary), Department of Education and 

Science (2007). 

Smarter Travel – A Sustainable Transport Future. A New Transport Policy for Ireland 2009 – 2020, 

Department of Transport, (2009). 

National Cycle Manual, National Transport Authority (June 2011). 

Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning Authorities, 

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

OPR Practice Note PN01 Appropriate Assessment Screening for Development Management (March 

2021). 
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Assessment 

The main issues for assessment relate to: 

• Planning History:

• Zoning and Council Policy;

• Archaeological Conservation;

• Visual Amenity;

• Residential Amenity;

• Access and Parking;

• Green Infrastructure and Landscaping;

• Infrastructure and Environmental Services;

• Waste Management;

• Environmental Impact Assessment; and

• Appropriate Assessment.

Planning History 

The site previously had planning permission for a similar development which has since expired, 

Reg. Ref. SD17A/0035. The applicant states that the new application is the same as the previously 

permitted development and includes a new pedestrian gate and paths to the north west of the site. 

Conditions attached to the previous permission included maintaining the existing pedestrian 

accesses, the removal of the existing vehicular access and of the proposed palisade fencing. There 

was an amendment application to this permission, Reg. Ref. SD18A/0447, that provided for 

changes to the roof materials and the inclusion of PV panels. PV panels are proposed as part of the 

subject application.  

Zoning and Council Policy 

The subject site is zoned Zoning Objective ‘RES’: To protect and/or improve residential amenity’ 

under the 2022-2028 CDP. ‘Education’ is Open for Consideration under this zoning. The site 

consists of an existing education use. The proposed development is to construct two new primary 

school buildings, a new sports hall and for works to the existing post-primary school building. It is 

therefore acceptable in principle subject to detailed assessment against the principles of proper 

planning and sustainable development, and the relevant policies, objectives and standards set out in 

the CDP. 

Archaeological Conservation 

An Archaeological Desktop Study has been submitted with the application. This states that no 

structures appear on the subject site until the Colaiste Cillian School (c.1981) as shown on the 2013 

aerial photo. Standard archaeological conditions should apply in the event of a grant of permission.  
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Visual Amenity 

The existing school building is single storey in height with hipped roof forms. The proposed 

development would involve internal refurbishment works to Colaiste Chilliain to facilitate the 

reintegration of teaching accommodation upon Gaelscoil Chluain Dolcain's move to the new school 

and the removal of the existing temporary changing room. No existing and proposed drawings, in 

particular floor plans and elevations, have been submitted of these buildings to show the proposed 

works. This should be requested via additional information.  

The proposed school buildings are up to three storeys in height. They are located in the north and 

north-eastern part of the site. The buildings would be connected by a two storey element. The sports 

hall would be up to double height and located in the northern part of the subject site, between the 

existing and proposed school buildings.  

The proposed new school buildings and sports hall are of a contemporary design. The buildings 

would have flat and mono-pitched roofs. Proposed external materials and finishes include painted 

render and aluminium windows and other elements. The proposed buildings’ layout and design is 

considered to be of a high quality and visually acceptable. It is considered that the overall proposal 

makes a positive contribution to the site in terms of use of space and design. 

Along the front boundary the fence, which is stated as damaged, would be replaced with matching 

type. The site layout plan states that the existing northern 1.2m high boundary fencing would be 

replaced with 2.4m high palisade fencing. This differs to what is stated on the submitted landscape 

plans. It is not considered that 2.4m high palisade fencing onto the public realm would be visually 

acceptable. Details in relation to boundary treatment should be agreed via condition.  

It is also noted that the COS8 Objective 8 of the Development Plan seeks to promote and support 

schemes that facilitate the shared use of school facilities, particularly at planning stage, such as 

sports halls, ball courts and all-weather pitches for community use outside of school hours. It is 

noted that limited information in relation to this has been provided and it is recommended that in 

the event of a grant of planning permission, a Condition requiring the applicant to submit a 

statement detailing the measures to be taken to make the school facilities available outside of school 

hours . 

Residential Amenity 

The most proximate existing residential development to the site is on Old Nangor Road to the south 

and the Millpark estate to the east of the site. Given the location, scale and design of the proposal it 

is not considered that it would have any undue impact on residential amenity.  



Access and Parking 

The proposed development would involve the construction of two new vehicular accesses from Old 

Nangor Road to provide for a one way system through the site. The existing vehicular access off 

Old Nangor Road would be retained. The applicant states that this would be used as an entry only 

gate for the car park at Colaiste Chilliain. A connection is proposed to the new internal access road 

for vehicles exiting this car park.  

The Roads Department have reviewed the proposed development and have concerns with the 

proximity of the proposed and existing eastern accesses to each other. They request that these two 

accesses are amalgamated into one dual access/egress. The Roads Department also states that they 

find the proposed western access satisfactory. They request that all vehicular accesses incorporate a 

raised table into the design. This all can be addressed via additional information.    

The Council are progressing the design and delivery of a new school street scheme along Old 
Nangor Road. This will include enhanced walking and cycling infrastructure and the narrowing of 
road space. These works would be delivered under section 38 of the Roads Act and in early 2022 
the scheme design underwent a 1 month public consultation. It will be necessary that the location 
and design of the vehicle and access points into the school site and the design of the boundary of the 
school onto the Old Nangor Road complement the School Street design. This should be discussed 
with the Council's Active Travel team and addressed via additional information. 

Two new pedestrian access routes are proposed from New Nangor Road and at the junction of New 

Nangor Road and Old Nangor Road. The new vehicular accesses from Old Nangor Road would also 

have pedestrian gateways. The increased permeability and connectivity with the surrounding area is 

to be welcomed. The retention of the existing pedestrian accesses should be guaranteed via 

condition.  

The new northern pedestrian access would involve works outside the site (red) line within Council 

owned land. A letter of consent from SDCC, dated 9 May 2016, in relation to these works has been 

submitted with the application. The proposed site layout plan also indicates that car parking spaces 

along Old Nangor Road would be removed to facilitate sightlines. Given the date of the letter and 

the extent of works, the applicant should be requested to submit an up to date letter of consent that 

takes into account all proposed works within Council ownership/control. This can be requested 

via additional information.  

In terms of car parking, a total of 106 no. car parking spaces for the overall site are proposed. This 

is broken down across the site as 26 no. for each new primary school. 10 no. adjacent to the 

proposed sports hall and 44 no. for the existing post-primary school. Of the total, 9 no. would be 

mobility impaired spaces. The applicant states that car parking would exceed the CDP maximum 

rate for the new schools. The new primary schools would each have 16 no. classrooms. It is not 

clear how many classrooms the existing post-primary school would have (after the internal works 

and Gaelscoil Chluain Dolcain’s classrooms are moved from this building).  

The Roads Department and National Transport Authority have raised concerns regarding the 

number of car parking spaces proposed. The overall car parking provision should be reviewed and 

reduced to the maximum CDP rate or lower if appropriate. The number of spaces should not exceed 

the maximum CDP provision. In this regard, the applicant should be requested to clarify the number 
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of classrooms for the existing post-primary school. Addressed via additional information.  

The proposal should prioritise and promote walking and cycling accessibility and infrastructure. 

100 no. bicycle parking spaces are proposed. The Roads Department finds the bicycle parking 

provision satisfactory. However, NTA states that bicycle parking should be considered in terms of 

the overall site, including staff (including the existing post-primary school). They also state that 

clear and direct routes for cyclists through the site from the school gates should be provided. This 

can be addressed via additional information. 

The applicant states that a Traffic and Transport Assessment (TTA) has been submitted. However, 

there does not appear to be one included with the application. This should be requested via 

additional information.  

A Mobility Management Plan (MMP) has been submitted with the application. In their observation 

NTA states that the MMP should be revised to include existing travel patterns, mode share targets, 

and measures for implementation. NTA recommends the applicant consults the Toolkit for School 

Travel, Workplace Travel Plans – A Guide for Implementers, and Achieving Effective Workplace 

Travel Plans – A Guide for Local Authorities. The Roads Department also recommends a condition 

that the MMP be implemented within 6 months of completion of the development. It is considered 

that a revised MMP can be agreed and implemented by way of condition.  

NTA also recommends that, in advance of a grant of permission, clarity is provided in terms of the 

quantum of drop-off spaces, their locations, and a full justification for the drop-off spaces, in terms 

of road safety and promotion of sustainable transport modes. This can be requested via additional 

information. 

The full Roads Department report is included below for clarity: 

Description: 

1. The development will also include two new pedestrian access routes, with one located on 
New Nangor Road and with another located at the junction of New Nangor Road and Old Nangor 
Road

2. A new vehicle entrance and exit onto Old Nangor Road to provide a one-way vehicle route 
with a bus/vehicle set down zone, conversion of existing vehicle entrance to Colaiste Chilliain to an 
in-only entrance

3. 2 new hard play courts and play space at each primary school with site landscaping, bicycle 
parking spaces and car parking spaces for each primary school including accessible car parking 
spaces

4. Removal of the existing temporary changing room and relocation of car park at Gaelscoil 
Chluain to provide accessible parking spaces and associated works
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Access & Roads Layout: 

The vehicle entrance to the west side of the Old Nangor Rd is satisfactory to the Roads Department. 

A raised table to be incorporated into the entrance design – AI. Roads have issue with the 

proposed layout on the east side. One dual access/egress will be satisfactory to Roads Department 

instead of the two proposed. Reason: Pedestrian safety. A revised drawing to be submitted with 

amended layout showing one access/egress point instead of two.

School Street (old nangor road)

The Council are progressing the design and delivery of a new school street scheme along Old 
Nangor Road. This will include enhanced walking and cycling infrastructure and the narrowing of 
road space. These works would be delivered under section 38 of the Roads Act and in early 2022 
the scheme design underwent a 1 month public consultation. It will be necessary that the location 
and design of the vehicle and access points into the school site and the design of the boundary of 
the school onto the Old Nangor Road complement the School Street design. This should be 
discussed with the Council's Active Travel team.

Pedestrian access: 

Proposed gateway access at the corner of the site is welcomed by Roads Department. 

Have details been submitted to the LA re the gateway’s design (i.e., type, width, mobility) 

Car Parking: 

Applicant states that the maximum parking rates have been exceeded (52no where 32no should be 

provided; plus 54no. to be relocated from the existing. Roads Department require a clearer 

rationale and one that is in line with the maximum parking rates as per the CDP 2022-28. 

Bicycle Parking: 

Bicycle parking rationale is satisfactory. 
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Taking in Charge: 

Any areas to be offered for TIC to be identified by way of a TIC drawing. 

Roads recommend that additional information be requested from the applicant: 

1. Applicant to provide a Transport and Traffic Assessment.

2. Applicant to provide a Stage 1 & 2 Road Safety Audit.

3. Applicant to provide a revised drawing which shows raised tables at both proposed new

entrance/egress points.

4. A revised drawing to be submitted showing one access/egress point instead of two on the east

side of the Old Nangor Road.

5. Applicant to provide further detail regarding the new pedestrian access point (i.e., type, opening

width, mobility friendliness).

6. Roads Department require a clearer car-parking rationale, and one that is in line with the

maximum parking rates as per the CDP 2022-28.

7. A TIC drawing to be provided showing any locations that will be offered for TIC to SDCC.

Should the permission be granted, the following conditions are suggested: 

1. Any gates shall open inwards and not outwards over the public domain.

2. All items and areas for taking in charge shall be undertaken to a taking in charge standard.

3. Prior to development the applicant shall submit construction details of all items to be taken in

charge. No development shall take place until these items have been agreed.

4. Prior to commencement of development, the applicant shall submit:

a. a developed Construction Traffic Management Plan for the written agreement of the Planning

Authority

b. Construction Waste and Demolition Waste Management Plan

c. Public Lighting Design for the written agreement of the Planning Authority

5. A Mobility Management Plan to be implemented within 6 months of completion.

6. All road markings shall comply with Chapter 7 (ROAD MARKINGS) of the Traffic Signs Manual.

7. All road signage shall comply with Chapter 5 (REGULATORY SIGNS) of the Traffic Signs

Manual.

The report from the Roads Department is noted. Additional information should be sought in relation 

to a TTA and car and bicycle parking provision. Given that these items are being sought it would be 

prudent for the layout to also be revised to address Road’s concerns in relation to the western 

vehicular accesses. The other items can be addressed via condition in the event of a grant of 

permission.  
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Green Infrastructure and Landscaping 

The subject site is located proximate to a Primary Green Infrastructure Corridor as identified on 

Figure 4.4: Green Infrastructure Strategy Map in the CDP. There are a number of existing trees 

onsite and along the boundaries. A tree survey report and drawings have been submitted with the 

application. The submitted site and landscaping plans indicate that some existing trees would be 

removed. 

The Parks and Public Realm Department have reviewed the proposed development and raise the 

following concerns to be addressed via additional information: 

1. Impacts of the proposed development on existing trees, hedgerows and local biodiversity.

2. Ecological Impacts, particularly on bat commuting and foraging routes

Green infrastructure is used for foraging bats and requires protection and enhancement. A bat

survey is required. Lighting design should be sensitive to presence of foraging and commuting bats.

A comprehensive bat survey and an assessment of the lighting design by a suitably qualified bat

expert is required.

3. Does not comply with SDCC GI Strategy

A GI Strategy has not been provided showing GI on site and the local context. The site likes within

a Primary Green Infrastructure Link: (No. 5) The Camac River Corridor.

4. Green Space Factor not provided. The applicant has not submitted any information in

relation to the Green Space Factor. This is a requirement of the SDCC County Development Plan

2022-2028.

5. Does not comply with SDCC SuDS Guidelines and Sustainable Water Management Policy

The proposed system is not SuDS compliant. The proposals are dominated by hard surfaces.  The

landscape has not been sufficiently used to manage surface water run-off close to source. SDCC

advice is that ‘underground tank systems should only be considered as a last resort’. The four

pillars of SuDS: amenity, biodiversity, water treatment and attenuation have not been delivered,

i.e., SuDS should be multifunctional.

Infrastructure and Environmental Services 

Water Services have reviewed the proposed development and request the following additional 

information in relation to surface water: 

1.1 Submit a report to clarify the site area for the development. Clarify the areas of the different 

surface types such as Building, roads paths, permeable paving, grass and their respective run off 

coefficients. Water services estimate that the attenuation provided of 620m3 is undersized by 

approximately a factor of 2 or 3.  

1.2 Clarify in report what attenuation in m3 is proposed and what attenuation in m3 is provided.  
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1.3 Submit a report and drawing showing what SuDS (Sustainable Drainage Systems) are proposed 

and what attenuation capacity each SuDS System has. Surface water attenuation should be 

provided by means of SuDS first and where this is insufficient then an alternative arched 

attenuation system can be considered.  

Examples of SuDS and this is not an exhaustive list include: 

- Green roofs or blue roofs

- Permeable Paving

- Grasscrete

- Swales

- Rain Gardens , Planter boxes

- Filter drains

- Other such SuDS

Examples of SuDS can be found in South Dublin County Council Website at: sdcc-sustainable-

drainage-explanatory-design-and-evaluation-guide.pdf 

Submit a drawing in plan and cross section of each SuDS system.  

1.4 Submit a report and drawing showing a flow route analysis for the site.  

1.5 Prior to submission of further information contact Water Services in South Dublin County 

Council to discuss above issues.  

A flood risk assessment is submitted with the application. Water Services do not have any 

objections in relation to flood risk.  

Irish Water have reviewed the proposed development and request additional information including a 

letter of feasibility for the proposed development and to submit a pre-connection enquiry. It is 

considered that these items can be addressed via condition.  

Waste Management 

An Outline Construction and Demolition Waste Management Plan has been submitted. Waste 

Management have reviewed the proposed development and advise that this Plan should be updated: 

It is noted that the applicant has submitted an Outline Construction & Demolition Waste 

Management Plan, however, this plan has not been prepared in accordance with the recently 

updated EPA document, Best Practice Guidelines for the Preparation of Resource and Waste 

Management Plans for C&D Projects (2021)  

The scale and complexity of the works proposed in this development is greater than the thresholds 

stipulated in the Best Practice Guidelines for the Preparation of Resource and Waste Management 
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Plans for C&D Projects (2021). As a result, the development is classed as a Tier 2 Project as 

referred to in the Guidelines. Therefore, prior to the commencement of development, the developer 

or any agent acting on its behalf shall prepare a bespoke Construction and Demolition Resource 

Waste Management Plan (RWMP) including demonstration of proposals to adhere to best practice 

and protocols.  

The RWMP shall: 

- include specific proposals as to how the RWMP will be measured and monitored for effectiveness.

- follow the requirements set out in Sections 4 & 5 and meeting the minimum content requirements

set out in Appendix C of Best Practice Guidelines for the Preparation of Resource and Waste

Management Plans for C&D Projects (2021)

- be submitted to the planning authority for written agreement prior to the commencement of

development.

All records (including for waste and all resources) pursuant to the agreed RWMP shall be made 

available for inspection at the site office at all times. 

The report from Waste Management is noted and should be conditioned in the event of a grant of 

permission. 

Environmental Impact Assessment 

Having regard to the modest nature of the proposed development, and the distance of the site from 

nearby sensitive receptors, there is no likelihood of significant effects on the environment arising 

from the proposed development. The need for environmental impact assessment can, therefore, be 

excluded at preliminary examination and a screening determination is not required. 

Screening for Appropriate Assessment 

The applicant has submitted a Stage 1 Appropriate Assessment Screening Report. This report 

concludes that a Stage 2 assessment is not required. 



Comhairle Chontae Atha Cliath Theas 

PR/1379/22 

Record of Executive Business and Chief Executive’s Order 

Pg.  22 

The subject site is not located within nor within close proximity to a European site. The 

development involves the construction of a school building and sports hall and other associated 

works. 

Having regard to: 

• the nature of the development,

• 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 

The proposed development is considered to be acceptable in principle. Additional information 

should be requested in relation to works to the existing school building, addressing access and 

parking concerns, letter of consent for works, surface water and tree and bat surveys and 

assessments.  

Recommendation 

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

to the following: 

1. The proposed development would involve internal refurbishment works to the existing

Colaiste Chilliain school building to facilitate the reintegration of teaching

accommodation upon Gaelscoil Chluain Dolcain's move to the new school and the

removal of the existing temporary changing room. The applicant is requested to submit

existing and proposed drawings, in particular floor plans and elevations, of these buildings

to show the proposed works.

2. The applicant is requested to submit a revised proposed development amalgating the

existing and proposed eastern vehicular access into one access/egress. All vehicular

accesses should incorporate a raised table into the design.

3. The new northern pedestrian access would involve works outside the site (red) line within

Council owned/controlled land. A letter of consent from SDCC, dated 9 May 2016, in

relation to these works has been submitted with the application. The proposed site layout

plan also indicates that car parking spaces along Old Nangor Road would be removed to

facilitate sightlines. Given the date of the letter and the extent of works, the applicant is

requested to submit an up to date letter of consent from SDCC that takes into account all

proposed works within Council ownership/control.
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4. The Council are progressing the design and delivery of a new school street scheme along 
Old Nangor Road. This will include enhanced walking and cycling infrastructure and the 
narrowing of road space. These works would be delivered under section 38 of the Roads 
Act and in early 2022 the scheme design underwent a 1 month public consultation. It will 
be necessary that the location and design of the vehicle and access points into the school 
site and the design of the boundary of the school onto the Old Nangor Road complement 
the School Street design. This should be discussed with the Council's Active Travel team 
and addressed via additional information. 

5. (a) The Roads Department and National Transport Authority have raised concerns 
regarding the number of car parking spaces proposed. The overall car parking provision 
should be reviewed and reduced to the maximum CDP rate, or lower if appropriate. The 
number of spaces should not exceed the maximum CDP provision. In this regard, the 
applicant is also requested to clarify the number of classrooms for the existing post-

primary school.

(b) The applicant is requested to review and provide bicycle parking in terms of the 
overall site, including the existing post-primary school (and including staff). Information 
should be submitted that identifies clear and direct routes for cyclists through the site 

from the school gates.

(c) The applicant is requested to clarify the quantum of drop-off spaces, their locations, 
and a full justification for the drop-off spaces, in terms of road safety and promotion of 
sustainable transport modes.

6. The applicant is requested to:

(a) Submit a report to clarify the site area for the development. Clarify the areas of the 
different surface types such as building, roads paths, permeable paving, grass and their 
respective run off coefficients. Water services estimate that the attenuation provided of 
620m3 is undersized by approximately a factor of 2 or 3.

(b)Clarify in report what attenuation in m3 is proposed and what attenuation in m3 is 
provided.

(c) Submit a report and drawing(s) showing what SUDS (Sustainable Drainage Systems) 
are proposed and what attenuation capacity each SUDS system has. SDCC does not 
approve of using underground tanks as part of SUDS schemes where the full natural 
potential of the site to manage surface water runoff has not been explored.  The following 
additional information is requested:

(d)A SUDS proposal that complies with SDCC SUDS Explanatory Design an Evaluation 
Guide and South Dublin County Development Plan 2022-2028.

(e) Additional natural SUDS features shall be incorporated into the proposed drainage 
system for the development such as blue/gree roofs, SuDS Tree Pits, swales, rain 

gardens, channel rills, detention basins, filter drains, etc.

(f) The SuDS proposals should be a collaboration between landscape architect and the 
drainage engineer to integrate the SuDS into the landscape design proposals providing 
amenity, biodiversity, water quality treatment as well as quality and attenuation.

(g) Plans showing existing and proposed flows.

(h)Details on how each SuDS component function as part of the overall treatment train.

(i) Demonstrate the biodiversity, amenity, water quality and attenuation value of all 

SuDS features.

(j) Swales should be used for attenuation as well as conveyance of overland flow. They 
should also have an amenity and biodiversity value.
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viii. A comprehensive SUDS Management Plan shall be submitted to demonstrate that

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

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

how the system will function following implementation.

The applicant is recommended to contact the Public Realm and Water and Drainage

Department to discuss.

Submit a drawing in plan and cross section of each SuDS system.

(d) Submit a report and drawing showing a flow route analysis for the site.

6.
7. The applicant is requested to submit:

(a) An updated tree and hedgerow survey to include a tree constraints/arboricultural impact 

plan and tree protection plan in accordance with British Standard 5837:2012. Show how it 

is proposed to protect existing trees and hedgerows during the construction phase and what 

the potential impacts of the proposed development on trees and hedgerows will be.

(b)A bat survey to assess roosting and feeding/foraging activities and assessing potential 
impact on these species arising from the proposed development. This should be undertaken 

by a qualified and experienced bat expert at the appropriate time of the year for the survey 

of species.

(c) Information to demostrate how the proposed development complies with the Green 
Space Factor outlined in the South Dublin County Development Plan 2022-2028.

(d) Information to demonstrate how the plans contribute to the protection or enhancement 
of Green Infrastructure in the County through the provision of green infrastructure 
elements. The applicant is referred to the SDCC Green Infrastructure Strategy and the 
relevant policies and objectives of the South Dublin County Development Plan 2022-2028.

(e) A revised and fully detailed landscape plan with full works specification and a fully 
detailed planting plan that accords with the specifications and requirements of the 
Council’s Public Realm Section.  The landscape proposals shall include:

(f) Full works specification, that accords with the specifications and requirements of the 
Council’s Public Realm Section.

(g)Hard and soft landscape details including levels, sections and elevations, detailed 
design of SUDs features such as permeable paving, green roof(s), swales, rain gardens and 
integrated SUDS bioretention tree pits. Planting plan clearly setting out location of species 
types, schedule of plants noting species, planting sizes and proposed numbers/densities 
where appropriate.

(h)Details of boundary treatments.

(i) Car parking shall be combined with regular tree planting to reduce the hard urban 
impact of the proposed development; for biodiversity; green infrastructure; air quality and 
sustainable water management.  Trees every 5 perpendicular or 2 parralel car park spaces 
is recommended.
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v. Details of lighting and other underground services shall also be included on the

landscape drawing to ensure that proposals are realistic, and planting is not precluded by

the location of underground services and lighting.
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REG. REF. SD22A/0352 

LOCATION:  Colaiste Chilliain, Old Nangor Road, Clondalkin, Dublin 22 

_____________________ 

Colm Harte, 

Senior Executive Planner 

ORDER: I direct that ADDITIONAL INFORMATION be requested from the applicant as 

set out in the above report and that notice thereof be served on the applicant. 

Date: _______________ __________________________ 

Mick Mulhern,  

Director of Land Use, Planning & 

Transportation 

02 Nov 22




