SOUTH DUBLIN COUNTY COUNCIL

South Dublin County Council

INTERNAL MEMORANDUM
Public Realm Planning Report

Development: Change of use from existing short term tourist accommodation units to full
apartment type living accommodation units consisting of 10 two bed ground
floor units and 10 two bed duplex type units at first floor level (20 units in
total); also, include small elevational changes to facilitate balcony extensions
at first floor level and new balcony areas at ground floor level in order to
accommodate private amenity space for the individual units; omit Planning
Condition 6 of Planning Ref. SO1A/0051 (which links the use of units to the
City West Hotel); new bicycle shelter and all associated site development

works, parking, landscaping and boundary treatment works.

Location: Westpark Crescent, Garters Lane, Saggart, Dublin 24
Applicant: Suites Hotel Management CLG

Reg. Ref: SD22A/0082 C.Al

Report Date: 21/11/2022

Planning Officer: CAITLIN O'SHEA

Recommendation: GRANT WITH CONDITIONS

Statutory Local Policy

South Dublin County Development Plan 2022-2028:

SECTION 3.3.6 PROTECTION OF TREES AND HEDGEROWS
Policy NCBH11

SECTION 3.4.3 LANDSCAPES

Policy NCBH14

SECTION 4.0.1 GI AND CLIMATE ACTION



Policy GI1: Overarching

SECTION 4.2.1. BIODIVERSITY

Policy GI2: Biodiversity

SECTION 4.2.2. SUSTAINABLE WATER MANAGEMENT

Policy GI3: Sustainable Water Management

Policy Gl4: SUSTAINABLE DRAINAGE SYSTEMS

POLICY GI5: CLIMATE RESILIENCE

SECTION 4.2.4 RECREATION AND AMENITY (HUMAN HEALTH AND WELLBEING)
Policy GI6

SECTION 4.2.5 LANDSCAPE, NATURAL, CULTURAL AND BUILT HERITAGE

Policy GI7

SECTION 8.7.1 PRINCIPLES GUIDING PUBLIC OPEN SPACE PROVISION

Policy COS5: Parks and Public Open Space — Overarching

SECTION 8.7.4 DELIVERY OF PUBLIC OPEN SPACE AND CONTRIBUTIONS IN LIEU
SECTION 8.7.5 QUALITY OF PUBLIC OPEN SPACE

SECTION 8.7.6 PLAY FACILITIES

SECTION 12.4.3 RIPARIAN CORRIDORS

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

following comments.

1. Landscape Proposals

The submitted landscape proposals are in principle acceptable to the Public Realm section and shall

be implemented in full.

2. Public Open Space Provision

As stated in their submission the applicant has failed to achieve the required open space provision of
2.4 Ha per 1,000 population, which equates to 720 m2 of POS required for the subject development.

The applicant has only provided 489m2 in terms of POS, therefore there is a shortfall of 231m?2.

3. Public Open Space and Contributions in Lieu

As stated in Section 8.7.4 of the CDP 2022-2028. The Council’s general intent is to ensure a minimum
provision of public open space on site, within the relevant zoning, as set out under Table 8.2 Public
Open Space Standards. The Council may, in certain circumstances and at its sole discretion, allow for
an element of open space to be located off-site where it exceeds the minimum on-site requirements.
Alternatively, the Council may in certain circumstances and at its sole discretion, determine a financial
contribution in lieu of all, or part of, the public open space requirement for a particular development.
These circumstances may include (but are not limited to) situations where public open space

requirements cannot be met on site in full or partially because:



> the provision of open space would be so small that it would not be viable due to the size,
shape, configuration or context of the site;

> an element of off-site provision would better facilitate the proposed development and allow
for the improvement of existing open space or improvements to the Gl Network located in

the vicinity of the site.

Any contributions in lieu of public open space will be calculated in accordance with the South Dublin
County Council Development Contribution Scheme prepared under Section 48, of the Planning and

Development Act, 2000 (as amended). In addition the following policy objectives also apply:

COS5 Objective 4: To require the provision of public open space as part of a proposed development
site area in accordance with the Public Open Space Standards (minimum) set out in Table 8.2. The
Council has the discretion for the remaining open space requirement to achieve the overall standard
of 2.4 ha per 1,000 population, to allow for the provision or upgrading of small parks, local parks and
neighbourhood parks outside the development site area, subject to the open space or facilities
meeting the open space ‘accessibility from homes’ standards for each public open space type set out
in Table 8.1. In exceptional circumstances where the provision or upgrade of small parks, local parks
and neighbourhood parks is not achievable, the Council has the discretion for the remaining open
space requirement to allow provision or upgrade of Regional Parks, to achieve the overall standard of
2.4 ha per 1,000 population, subject to the Regional Park meeting the open space ‘accessibility from

homes’ standard set out in Table 8.1.

As per above; the Council has the discretion for the remaining open space requirement to achieve the
overall standard of 2.4 ha per 1,000 population, to allow for the provision or upgrading of small parks,
local parks and neighbourhood parks outside the development site area, subject to the open space or
facilities meeting the open space ‘accessibility from homes’ standards for each public open space type

set out in Table 8.1.

The applicant shall agree with the Planning Authority in consultation with the Public Realm Section
the provision of additional facilities or upgrading of existing facilities within a POS or neighbouring
Park outside of the proposed Development site in order to make up for the shortfall of POS provided
for within the subject Development. If the provision or upgrade of additional facilities cannot be
agreed, then the Council will accept a financial contributions in lieu of open space, the total
contribution shall be calculated on the basis of the costs set out in the applicable Development

Contribution Scheme, in addition to the development costs of the open space.



The Public Realm Section has assessed the proposed development in accordance with the policies
and objectives of the County Development Plan 2022-2028 and with best practice guidelines and

recommends the following CONDITIONS be applied:

1. Implementation of Landscape Plan

The landscaping scheme shown on drawing No. 2251 LP_C Landscape Plan shall be implemented in
full, within the first planting season following completion of the development, in addition:

a) All hard and soft landscape works shall be completed in full accordance with the submitted
Landscape Plan (Dwg. No. 2251 LP_C).

b) All trees, shrubs and hedge plants supplied shall comply with the requirements of BS: 3936,
Specification for Nursery Stock. All pre-planting site preparation, planting and post-planting
maintenance works shall be carried out in accordance with the requirements of BS : 4428
(1989) Code of Practice for General Landscape Operations (excluding hard surfaces).

c) All new tree plantings shall be positioned in accordance with the requirements of Table 3 of
BS 5837: 2012 “Trees in Relation to Design, Demolition and Construction —
Recommendations”.

d) Any trees, shrubs or hedges planted in accordance with this condition which are removed,
die, become severely damaged or become seriously diseased within three years of planting
shall be replaced within the next planting season by trees, shrubs or hedging plants of
similar size and species to those originally required to be planted

REASON: To ensure satisfactory landscape treatment of the site which will enhance the character
and appearance of the site and the area, in accordance with the policies and objectives contained

within Section 8.3.0 Public Open Space Hierarchy and Landscape Setting of the CDP 2016-2022

2. Retention of Landscape Architect

i) Prior to the commencement of any permitted development, the developer shall appoint and
retain the services of a qualified Landscape Architect (or qualified Landscape Designer) as a
Landscape Consultant, throughout the life of the construction works and shall notify the planning
authority of that appointment in writing prior to commencement.

ii) APractical Completion Certificate is to be signed off by the Landscape Architect when all landscape
works are fully completed to the satisfaction of the planning authority in accordance with the
permitted landscape proposals.

iii) Installation of attenuation tree pits shall be supervised by the project landscape architect.



REASON: In the interests of residential and visual amenity and to ensure full and verifiable

implementation of the approved landscape design.

3. Contribution in Lieu of Public Open Space

The applicant has failed to achieve the required open space provision of 2.4 Ha per 1,000 population,
which equates to 720 m2 of POS required for the subject development. The applicant has only
provided 489m2 in terms of POS, therefore there is a shortfall of 231m2. Therefore as per COS5
Objective 4 with the CDP 2022-2028; the applicant shall agree with the Planning Authority in
consultation with the Public Realm Section the provision of additional facilities or upgrading of existing
facilities within a POS or neighbouring Park outside of the proposed Development site area in order
to make up for the shortfall of POS provided for within the subject site. If the provision or upgrade of
additional facilities cannot be agreed, then the Council will accept a financial contributions in lieu of
open space, the total contribution shall be calculated on the basis of the costs set out in the applicable
Development Contribution Scheme, in addition to the development costs of the open space.

REASON: To require the provision of public open space as part of a proposed development site area
in accordance with the Public Open Space Standards (minimum) set out in Table 8.2 and in

accordance with other relevant policies and objectives contained within the CDP 2022-2028.

4. Green Infrastructure

The applicant shall submit the following information relation to Green Infrastructure in accordance
with the quoted policies and sections of the South Dublin County Development Plan 2022 - 2028:

(a) To demonstrate how they intend to reduce fragmentation of existing green infrastructure. The
applicant should provide a green infrastructure plan showing connections through the site and
connections to wider Gl network.

REASON: In the interests of the amenity and environmental quality of the locality and to assimilate
the development into its surroundings, in accordance with policy GI5 Objective 4 and other relevant

policies relating to Gl within the CDP 2022-2028.

4. Landscape Management

Prior to commencement of development a landscape management plan, including long term design
objectives, levels and gradients, management responsibilities and maintenance schedules for all for
all public open space areas shall be submitted to and approved by the local planning authority. The

development shall be carried out in accordance with the approved management plan.



REASON: To ensure satisfactory landscape treatment and that the maintenance of all public open
space areas to be TIC is feasible, in accordance with the policies and objectives contained within the

CDP 2022-2028.

5. SUDS

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

features have reduced the rate of run off into the existing surface water drainage network. A

maintenance plan shall also be included as a demonstration of how the system will function following

implementation. Additional natural SUDS features shall be incorporated into the proposed drainage
system for the development such as, detention basins, filter drains, swales etc. In addition, the
applicant shall provide the following:

e Demonstrate the treatment train, biodiversity value and amenity value of the SUDS proposals
for the catchment in the residential areas.

e Demonstrate how the proposed natural SUDS features will be incorporated and work within the
drainage design for the proposed development including drainage / attenuation calculations for
same.

e The applicant shall show further proposed SuDS features for the development such as green
roofs, grass areas, channel rills, swales, permeable paving and other such SuDS and show what
attenuation capacity is provided by such SuDS. Bio retention tree pits should be designed so that
they enable tree pits to both support healthy tree growth while at the same time to help treat
and attenuate water coming from hard landscaping areas.

e Natural Suds measures should be detailed to remove/ reduce the requirement for underground
attenuation tanks in line with the development plan objectives.

e Tree Pits to incorporate SuDS bioretention features and sufficient growing medium. SuDS details
need to show how the water drains from the road/pavement hard surface into the SUDS tree
pit, clearly outlining how SuDS features within the tree pits will function. The applicant is
requested to refer to the recently published ‘SDCC Sustainable Drainage Explanatory, Design and
Evaluation Guide 2022’ for acceptable SUDS tree pit details.

REASON: To prevent the increased risk of flooding and to improve and protect water quality, in

accordance with the policies and objectives contained within the CDP 2022-2028.

6. Tree Protection
(i) To ensure the protection of trees to be retained within the site, the developer shall implement all

the recommendations pertaining to tree retention, tree protection and tree works, as detailed in



the submitted Tree Survey and Tree Protection Plan. The arborist shall carry out a post
construction tree survey on the condition of the retained trees. A completion certificate shall be
signed off by the arborist when all permitted development works are completed and in line with
the recommendations of the tree report. The certificate shall be submitted to the Public Realm
Section for written agreement upon completion of the works. The developer shall also be made
aware of their obligations to constantly assess and survey the trees after construction because of
the potential impact and the age/condition of these trees as outlined in the tree survey.

(ii) No drainage or service runs (including cables, pipes or similar services) shall be laid beneath the
canopy of any tree identified for retention or within any fenced protection zone unless otherwise
agreed in writing by the local planning authority.

REASON: Required prior to commencement of development to satisfy the Local Planning Authority

that the trees to be retained will not be damaged during demolition or construction and to protect

and enhance the appearance and character of the site and locality and in accordance with relevant

policies and objectives in the CDP 2022-2028.

Prepared By: Oisin Egan

Executive Parks Superintendent

Endorsed By: Laurence Colleran

Senior Executive Parks Superintendent



