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SOUTH DUBLIN COUNTY COUNCIL 

 

INTERNAL MEMORANDUM 

 

PUBLIC REALM PLANNING REPORT 

 

 

Development:       Proposed 3 bedroom dwelling (233.6sqm), single storey. Installation of a 

packaged wastewater sewage treatment system and polishing filter, 

stormwater harvesting tank and soakaways, weel, new vehicular access, 

landscaping and ancillary site works, all in association with equine business. 

Location:        Crockaunadreenagh Road, Redgap, Rathcoole, Dublin 

Applicant: Pearse McKiernan 

Reg. Ref:   SD22A/0402 

Report Date:  18/11/2022 

Recommendation: ADDITIONAL INFORMATION 

Planning Officer: CIARAN STANLEY 

Land Use Zoning: Objective RU - To protect and improve rural amenity and to provide for the 

development of agriculture 

  
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  
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Policy GI2: Biodiversity  

Section 4.2.2. Sustainable Water Management 

Policy GI3: Sustainable Water Management  

Policy GI4: 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. 

 

Landscape Plan 

The submitted landscape plan (Dwg No. 01) prepared by Landmark Design and Consultancy is in 

principle acceptable to the Public Realm Section and shall be implemented in full by the applicant. 

 

SUDS 

There is a lack of SuDS (Sustainable Drainage Systems) shown for the proposed development. 

Natural SUDS features shall be incorporated into the proposed drainage system. The SUDS shall be 

an integrated multi-disciplinary approach which locally addresses water quality, water quantity, and 

provides for amenity and biodiversity enhancement which meets the objectives of South Dublin 

County Council Development Plan 2016-2022.  

 

Protection of Existing Boundary Trees and Hedgerows 

Trees contribute greatly to visual amenity by creating a setting for buildings and softening and 

greening streetscapes in built-up areas and by adding significant visual interest in more rural areas. 
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Hedgerows often mark historic field patterns and townland boundaries and significantly enhance the 

landscape character of rural areas. Trees and hedgerows also perform a vital role as wildlife habitats, 

biodiversity corridors and essential green elements in the County’s green infrastructure network. 

They have a further crucial role in carbon sequestration (capturing and storing carbon), contributing 

to the alleviation of climate change.  

In addition to the submitted Tree Protection Plan which should be implemented in full by the 

applicant prior to any construction work commencing on site, the applicant is requested to provide 

by way the following additional information: 

 

1. Tree and Hedgerow Survey 

2. Arboricultural Impact Assessment 

 

Relevant policies within the current CDP relating to trees and hedgerows include: 

 NCBH11 Objective 3: To protect and retain existing trees, hedgerows, and woodlands which 
are of amenity and / or biodiversity and / or carbon sequestration value and / or contribute 
to landscape character and ensure that proper provision is made for their protection and 
management taking into account Living with Trees: South Dublin County Council’s Tree 
Management Policy (2015-2020) or any superseding document and to ensure that where 
retention is not possible that a high value biodiversity provision is secured as part of the 
phasing of any development to protect the amenity of the area.  

 NCBH11 Objective 4: To protect the hedgerows of the County, acknowledging their role as 
wildlife habitats, biodiversity corridors, links within the County’s green infrastructure 
network, their visual amenity and landscape character value and their significance as 
demarcations of historic field patterns and townland boundaries. (Refer also to Chapter 4: 
Green Infrastructure).  

 NCBH11 Objective 5: To ensure that intact hedgerows / trees will be maintained above the 
120m contour line within the County ensuring that the strong rural character will not be 
diluted and that important heritage features and potential wildlife corridors are protected. 

 

Green Infrastructure 

All planning applications shall demonstrate how they contribute to the protection or enhancement 

of Green Infrastructure in the County through the provision of green infrastructure elements as part 

of the application submission. The development proposals shall be accompanied by a Green 

Infrastructure Plan which should be submitted as part of the suite of Landscape Plans that are 

required for a development. Green Infrastructure Plans should provide the following information:  

 Site location plan showing the development site in the context of the wider GI as shown on 

the Council’s GI Plan for the County.  

 Site survey and analysis, identifying existing GI Infrastructure and key assets within the site.  
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 Indicate how the development proposals link to and enhance the wider GI Network of the 

County.  

 Proposed GI protection, enhancement and restoration proposals as part of the landscape 

plan, where appropriate, for the site. 

 Proposals for identification and control of invasive species where appropriate, for the site. 

 

Green Space Factor (GSF)  

The GSF is a score-based requirement that establishes minimum standards for landscaping and GI 

provision in new developments. Minimum scoring requirements are based on the land-use zoning of 

a site (See GI5 Objective 4), this applies to all development comprising 2 or more residential units 

and any development with a floor area in excess of 500 sq m. Qualifying developments are required 

to reach the minimum Green Space Factor (GSF) score established by their land use zoning. 

Developers can improve their score by both retaining and enhancing existing landscape features and 

incorporating new features. A developer will be required to specify the GSF measures included 

within a proposed development as part of the submitted Green Infrastructure Plan and Landscape 

Plan. A Green Space Factor Guidance Note is available on the Council’s website under the 

Development Plan section setting out the applicable weightings and scorings. Where applicable, a 

completed worksheet shall be submitted with the Green Infrastructure Plan and Landscape Plan in 

support of a proposed development. 

 

The Public Realm Section has assessed the proposed development in accordance with the policies 

and objectives of the County Development Plan 2016-2022 and with best practice guidelines and 

recommends the following:  

 

1. Implementation of Landscape Plan 

The 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 Masterplan (Dwg. No. PP381-01-01)   

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). 
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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 of the CDP 

2022-2028. 

 

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) A Practical 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. Green Infrastructure and Green Space Factor (GSF) 

The applicant shall submit the following information relation to Green Infrastructure and the Green 

Space Factor 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 GI network.  

(b) To demonstrate how the appropriate Greening Factor will be achieved for the relevant land use 

zoning objective. See link to the Green Space Factor Worksheet: Related Documents - SDCC 
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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 GI within the CDP 2022-2028. 

 

4. Green Space Factor (Minimum Score Not Achieved) 

In cases where proposed development does not meet the minimum required score and the Council 

agree that the minimum score is not achievable on the site; the Council will engage with the 

applicant to help determine an alternative GI solution, to ensure that the proposed development 

does not detract from the local environment and makes a positive contribution to local GI provision. 

Where site-specific constraints do not allow for adequate landscaping features in line with minimum 

requirements a developer will be permitted to provide alternative GI interventions or contributions 

to make up for this shortcoming, see below. Those GI measures ultimately chosen will be dictated by 

the site-specific context and will be subject to agreement with Council. The applicant shall therefore 

contact the Public Realm Section to agree alternative GI interventions or contributions to make up 

for this shortcoming.  

REASON: Ensuring that new development meets minimum standards for the provision of GI, in 

accordance with policy GI5 Objective 4 and other relevant policies of the CDP 2022-2028. 

 

5. Tree and Hedgerow 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 on the submitted 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. 

Reason: To ensure and give practical effect to the retention, protection and sustainability of 

trees during and after construction of the permitted development. 

(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.  

(iii) The applicant shall submit a detailed Tree Survey for the subject site 
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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 

 


