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Reg. Reference:     SD22A/0081 Application Date: 21-Mar-2022 

Submission Type: Clarification of 

Additional 

Information 

Registration Date: 23-Dec-2022 

Correspondence Name and Address: Paul Sexton, SCEG Ltd. Unit 2, 'The Five Roads', 

Jordanstown, Lusk, Dublin, K45NY74 

Proposed Development: Relocation of the existing Clondalkin RFC grounds 

at Gordon Park to new lands at Kingswood Farm, 

Moneenalion Commons Lower Clondalkin and 

comprising of 4 new rugby playing pitches, including 

a high quality main competition pitch (with modern 

directional floodlighting comprising 18m high 

floodlighting columns either side) and a high quality 

Junior pitch both laid approximately level, and two 

back pitches as well as various grassed rugby training 

areas all laid on existing land cross fall levels; change 

of use of existing agricultural shed to accommodate 

new two storey changing facility and storage areas; a 

new two storey Clubhouse Pavilion with supporting 

facilities including dressing rooms, physio rooms, 

coffee dock, committee rooms, members bar and 

lounge, plantroom and toilets; all associated site 

development sustainability and infrastructure work 

including connection to existing public foul sewer, 

SUDs, sedum roof and PV roof panels; new 

landscaping throughout the site comprising trees, 

hedges and wild flower areas; new cycle track and 

pedestrian access and stairs off the R136, bicycle 

shelter, children's playground area, electrical car 

charging stations, vehicle parking and new vehicle 

entrance off the Old Country Roadway. 

Location: Kingswood Farm, Moneenalion Commons Lower, 

Clondalkin, Dublin 22 

Applicant Name: Clondalkin Rugby Football Club Ltd. 

Application Type: Permission 

 

(CS) 
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Description of Site and Surroundings: 

Site Area: stated as 9.6 ha.  

Site Description:  

The existing rugby pitches are located at Clondalkin Rugby Football Club, Gordon Park, 

Kingswood, Co Dublin. The proposed new location for the rugby club is located to the north-

west of the existing club grounds on the opposite side of the N7 Naas Road. The new location for 

Clondalkin Rugby Club is located to the east of St. Francis Football Club. It is bounded by the 

R136 to the north-east and bounded by the N7 Naas Road slip/interchange to the south-east. It is 

bounded by the Baldonnell Road to the south-west. 

 

It is noted that according to the EPA maps the River Camac is located within the subject site and 

bisects the site in a south-west to north-east direction. It is noted that the Kingswood Stream is 

located just outside of the subject site and runs parallel to the north-eastern site boundary. The 

Baldonnell Upper Stream bounds the site to the south-west. 
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Proposal:  

The proposed development comprises of the following: 

• Relocation of the existing Clondalkin RFC grounds at Gordon Park to new lands 

at Kingswood Farm, Moneenalion Commons Lower Clondalkin. 

• Comprising of 4 new rugby playing pitches, including 1 high quality main 

competition pitch (with modern directional floodlighting comprising 18m high 

floodlighting columns either side) and a high quality Junior pitch both laid 

approximately level, and two back pitches as well as various grassed rugby 

training areas all laid on existing land cross fall levels. 

• Change of use of existing agricultural shed to accommodate new two storey 

changing facility and storage areas; 

• New two storey Clubhouse Pavilion with supporting facilities including dressing 

rooms, physio rooms, coffee dock, committee rooms, members bar and lounge, 

plantroom and toilets. 

• All associated site development sustainability and infrastructure work including 

connection to existing public foul sewer, SUDs, sedum roof and PV roof panels. 

• New landscaping throughout the site comprising trees, hedges and wild flower 

areas; new cycle track and pedestrian access and stairs off the R136, bicycle 

shelter, children's playground area, electrical car charging stations, vehicle 

parking and new vehicle entrance off the Old Country Roadway. 

Zoning: 

The site is zoned Objective RU in the South Dublin County Council Development Plan 2016 – 

2022 which seeks ‘To protect and improve rural amenity and to provide for the development of 

agriculture’. 

 

SEA Environmental Sensitivity Screening  

Overlap identified with the following layers: 

• Rural 2016 

• SFRA A 2016 

• SFRA B 2016 

 

Consultations: 

Roads Section – Additional Information recommended. 

Parks Department – Significant Additional Information recommended. 

Heritage Officer – Additional Information recommended. 

Surface Water Drainage – No objection subject to conditions. 

Irish Water – No objection subject to conditions. 

Irish Aviation Authority – Report received making recommendations. 

Public Lighting – Concerns raised regarding lighting and lighting budget. 

Waste Management – No report received to date. 

Defence Forces HQ. – No report received to date. 
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Submissions/Observations /Representations 

None received.  

 

Relevant Planning History 

S01A/0800: Construction of a single dwelling and garage. 

Decision: GRANT PERMISSION. Not Constructed. 

 

Adjacent sites 

SD18A/0394: Gordon Park, Kingswood, Dublin 22. 

(a) Installation of two 18m high lighting columns on the northern (clubhouse) side of Pitch 1 and 

modern directional floodlighting for Pitch 1 from these poles and the existing 18m poles between 

Pitch No's 1 and 2 previously granted permission and (b) ball stop netting along the southern 

boundary with the Silken Park Housing Development. 

Decision: GRANT PERMISSION.  

 

ED17/0006: Clondalkin Rugby Football Club, Gordon Park, Kingswood, Dublin 22. 

Proposal; Proposed erection of Permanent Netting Structures and supporting wooden poles in 

three locations on sports grounds. 

Decision: DECLARED NOT EXEMPT.  

 

SD14A/0032: Clondalkin Rugby Football Club, Gordon Park, Kingswood, Dublin 22. 

Proposal; Single storey extension, modification and modernisation of the existing clubhouse 

dressing rooms, showers and changing facilities with new plantroom; replacement of existing 8 

no. 10m high floodlights mainly along the southern boundary of Pitch No. 2 with modern 

directional floodlighting comprising four 18m high lighting columns placed at the corners of 

Pitch No. 2 all with associated site development and landscaping works. 

Decision: GRANT PERMISSION.  

 

15/6015F; Fire Safety Certificate Granted.   

 

Relevant Enforcement History 

S8177. Live case remains open. 

S7761. Live case remains open. 

 

Pre-Planning Consultation 

PP102/21. 14/10/21 & 17/12/21. 
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Relevant Policy in South Dublin County Council Development Plan 2016 – 2022 

Section 2.5.0 Rural Housing 

Policy H20 Management of Single Dwellings in Rural Areas 

Policy H21 Rural Housing Policies and Local Need Criteria 

Policy H23 Rural Housing in HA – Dublin Mountains Zone 

 

Section 2.5.7 Rural Dwelling Occupancy 

Policy H26 Occupancy Condition 

 

Section 2.5.8 Rural House & Extension Design 

 

Section 3.2.0 Community Facilities 

3.9.0 Sports Facilities & Centres 

3.13.0 Open Space Management and Use 

3.14.0 Community Infrastructure Delivery 

 

Section 6.4.4 Car Parking 

Policy TM7 Car Parking 

 

Section 7 Green Infrastructure. 

 

Section 7.1.0 Water Supply & Wastewater 

Policy IE1 Water & Wastewater 

 

Section 7.2.0 Surface Water & Groundwater 

Policy IE2 Surface Water & Groundwater 

 

Section 7.3.0 Flood Risk Management 

Policy IE3 Flood Risk 

 

Section 7.5.1 Waste and Resource Policy and Legislation 

Policy IE5 Waste Management 

 

Section 8 Infrastructure and Environmental Quality 

 

Section 9.2.0 Landscapes 

Policy HCL7 Landscapes 

 

Policy HCL1 Heritage, Conservation and Landscapes 

Policy HCL2 Archaeological Heritage 
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Section 9.3.1 Natura 2000 Sites 

Policy HCL12 Natura 2000 Sites 

 

Section 10.0 Energy 

Policy E3 Energy Performance in Existing Buildings 

Policy E4 Energy Performance in New Buildings 

Table 11.18: Key Principles for Development within Enterprise and Employment Zones 

 

Section 11.2.1 Design Statements 

Section 11.2.7 Building Height 

Section 11.2.8 Signage – Advertising, Corporate and Public Information 

Table 11.19: Signage – Types of Signs, Restrictions on Use and Design Criteria 

 

Section 11.3.4 Rural Housing 

Section 11.3.4 (i) Housing Need 

Section 11.3.4 (ii) Rural Housing Design 

Section 11.3.4 (iii) Wastewater Treatment 

 

Section 11.4.1 Bicycle Parking Standards 

Table 11.22: Minimum Bicycle Parking Rates 

 

Section 11.4.2 Car Parking Standards 

 

Table 11.23: Maximum Parking Rates (Non Residential) 

Section 11.4.4 Car Parking Design and Layout 

Section 11.4.6 Travel Plans 

 

Section 11.6.1 (i) Flood Risk Assessment 

Section 11.6.1 (ii) Surface Water 

Section 11.6.1 (iii) Sustainable Urban Drainage System (SUDS) 

Section 11.6.1 (iv) Groundwater 

Section 11.6.1 (v) Rainwater Harvesting 

Section 11.6.1 (vi) Water Services 

Section 11.6.3 Environmental Hazard Management 

Section 11.6.3 (i) Air Quality 

Section 11.6.3 (ii) Noise 

Section 11.6.3 (iii) Lighting 

Section 11.6.4 Major Accidents – Seveso Sites 

Section 11.6.5 Waste Management 

 

Section 11.7.2 Energy Performance In New Buildings 
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Section 11.8.1 Environmental Impact Assessment 

Section 11.8.2 Appropriate Assessment 

 

Relevant Government Policy & Guidelines  

Sustainable Rural Housing Guidelines for Planning Authorities DoEHLG (2005). 

 

Wastewater Treatment and Disposal Systems Serving Single Houses Environmental Protection 

Agency (November 2009). 

 

The Planning System and Flood Risk Management - Guidelines for Planning Authorities, 

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

 

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

DoEHLG (2009). 

 

Circular SP 5/08 – Conformity with Articles 43 and 56 of European Community Treaty 

(Freedom of Establishment and Free Movement of Capital) DEHLG September 2008. 

 

Assessment 

The main issues for assessment relate to the following: 

• Zoning and Council Policy 

• Visual Impact, 

• Public Lighting, 

• Heritage & Environment, 

• Parks and Landscaping, 

• Irish Aviation Authority, 

• Access & Parking, 

• Services & Drainage, 

• Drawings submitted. 

• Screening for Appropriate Assessment (AA), 

• Screening for Environmental Impact Assessment (EIAR). 

 

Zoning and Council Policy 

The site is zoned Objective ‘RU’ in the South Dublin County Council Development Plan 2016 – 

2022 which seeks ‘To protect and improve rural amenity and to provide for the development of 

agriculture’. 

 

The use class ‘Sports Club/Facility’ is ‘open for consideration’ under this zoning objective as 

detailed in the Land Use Zoning Objectives Matrix Development Plan subject to accordance with 

Council policy for development in rural areas.  
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The application includes for the provision of a Member s Bar. For ‘RU’ zoning a public house 

which is defined as ‘A building or part thereof or land licensed for the sale of intoxicating liquor 

to the public for consumption on the premises’, is Open For Consideration but only in Villages to 

serve local needs. The proposal does not include for a justification for the Members Bar in the 

information submitted to the Planning Authority. It is considered this may be addressed by way 

of a request for Additional Information. 

 

Visual Impact 

The proposal includes for the provision of 4 new rugby playing pitches including 1 high quality 

main competition pitch with modern directional floodlighting. The floodlighting system for this 

pitch is located to the north-east corner of the subject site. 8 floodlighting poles each 18 metres 

high will be located to provide illumination for this competition pitch. It is noted that the north-

eastern corner of this competition pitch is located in close proximity to the Kingswood Stream 

and to existing mature trees. The potential impact of lighting on protected species such as bats is 

discussed in further detail in the Heritage & Environment and Parks & Landscaping sections of 

this report.  

 

The new two storey Clubhouse Pavilion with supporting facilities including dressing rooms, 

physio rooms, coffee dock, committee rooms and members bar and lounge is located to the 

south-west of the subject site. The Clubhouse is a contemporary design with a flat roof and 

would integrate reasonably well with the character of the area and would not have a significant 

adverse impact on landscape or visual amenity.  

 

The proposed change of use of existing agricultural shed to accommodate new two storey 

changing facility and storage areas is also located to the south-east of the subject site. This 

element of the proposal would be considered to be broadly acceptable in terms of visual impact. 

However, this element of the proposal would also be subject to a bat survey (protected species) 

as recommended in the Heritage & Environment section of this report. 

 

The subject site is not located in close proximity to residential development and therefore will 

not have an adverse impact on residential amenity and visual amenity.  

 

Public Lighting, 

A report was received from the Public Lighting Section which expressed concerns regarding 

lighting and SDCC lighting budget. An extract taken from the report states the following: 

 

The spill light from the pitch lighting seems to extend beyond the pitch beyond 50m or so but I 

can’t tell from the drawings if that would extend onto the N7 slip and cause a glare issue to 

traffic as the pitch spill lighting calc was not superimposed onto the layout drawings. It may be 

best to condition this possible issue under an enforcement note - should there be traffic safety 
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issue relating to glare post installation it is incumbent on the installers/developer/owner to 

resolve at their own cost…? 

Separately it seems that the access roads to the new entrance are no intended to be widened or 

improved under this planning application. It is worth noting that neither the lower commons 

road nor the adjoining roads are lit. The inclusion of pitch lighting implies the intention for night 

time use. The car park with over 80 bays and multiple bas parking bays implies high volume 

usage at peak times.  

Although pedestrian and cycle traffic are directed onto the R136, I would be concerned at the 

lack of lighting provision on the access routes to the application site.  

Should a request for additional lighting to these roads (which are in the council’s charge) be 

made subsequent to the approval of this application due to the increased usage during the hours 

of darkness, it would be beyond the budget of the Public Lighting Section to facilitate.   

 

Notwithstanding the report from Public Lighting and considering the pitch spill lighting 

calculations were not superimposed onto the layout drawings submitted. It is considered 

appropriate to request information to clarify if the spill light from the pitch lighting extends 

beyond the pitch onto the N7 slip which would cause a glare issue to traffic. It is considered this 

may be addressed by way of Additional Information. 

 

Heritage & Environment, 

A report was received from the Heritage Officer recommending Additional Information be 

requested regarding concerns relating to bats (protected species), lighting and ecology. An 

extract taken from the Heritage Officers report states the following: 

 

The ecological survey as submitted was undertaken on 26th November 2021.  It is noted that this 

is a time period which is inappropriate for most ecological survey work, particularly bats which 

are protected species.  This survey timing does not facilitate a proper assessment of the current 

biodiversity resource on this site.  It therefore also does not facilitate a considered or true 

assessment of the possible impact on potential protected species that may arise from the 

proposed development. 

I request an updated ecological survey report, with surveying being undertaken in the 

appropriate season, which coincidently is between April and September for plants and bats in 

particular.  The bat survey is to be undertaken by a qualified and experienced bat expert and is 

to address the potential for the presence of bat roosts and the general usage of the site by 

foraging and commuting bats.  Any buildings or outhouses proposed for demolition or reuse 

must also be surveyed for bat roost potential. 

 

A more comprehensive baseline of the ecological resource will facilitate a more robust 

assessment of the potential impact from lighting as proposed in this development.  Flood 

lighting, in particular, is detrimental to the activities of many bat species, and this potential 

impact needs to identify and addressed where necessary. 
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The route of the Camac River also requires protection from any lighting proposals.  Details of 

lighting and its potential impact on light sensitive species is required to be addressed at the 

earliest possible stage in the planning process, and not, as suggested in the ecological report, at 

the detailed design stage.  A consideration of the need, location, intensity, and time of use of 

flood lighting is best considered early, so that amendments to drawings can be facilitated where 

necessary to protect bats and other sensitive habitats.  I therefore also recommend further 

information on detailed lighting designs and usage, so that an appropriate assessment of 

potential impacts on protected species and the Camac River can be undertaken. 

 

Given the environmental sensitivity of the location it is considered that the above Additional 

Information regarding bats (protected species), lighting and ecology be requested. 

 

Parks and Landscaping, 

A report was received from the Parks Department recommending Significant Additional 

Information be requested regarding concerns relating to bats (protected species), lighting, 

ecology, landscape, trees & hedgerows, SUDs and proximity to the River Camac. An extract 

taken from the Parks report states the following: 

 

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

and best practice guidelines and recommends the following additional information be provided:  

 

1. Arboricultural Assessment 

There are concerns about the lack of information in relation to existing trees and hedgerows 

within the site and within falling distance of the Proposed development. There appears to be a 

significant impact on trees, hedgerows and biodiversity in an area that is zoned rural. The 

proposal development involves the removal of mature native hedgerows and construction 

adjacent to existing trees and hedgerow.   

 

The applicant shall submit and agree a comprehensive Tree and Hedgerow Report with SDCC 

Public Realm Section. This shall comprise a detailed Tree and Hedgerow Survey and 

Arboricultural Impact Assessment, Tree Constraints Plan, Tree Protection Plan and 

Arboricultural Method Statement, all in accordance with, BS 5837: 2012 Trees in relation to 

design, demolition and construction – recommendations. The report shall be carried out by an 

independent, qualified Arborist and shall include all of the following:  

 

i) Tree Survey Plan: all trees and hedges on and adjacent to the subject site (i.e., within 

falling distance thereof) shall be accurately plotted, tagged and shown on a scaled drawing of a 

topographical survey of the site 

ii) Tree Survey Schedule: a summary of the surveyed trees and hedges, giving a breakdown 

of their tag nos., species, size, age, condition and useful life expectancy 
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iii) Arboricultural Impact Assessment: a thorough, detailed and realistic analysis and 

assessment of the likely impacts of the proposed development on the surveyed trees and hedges; 

along with a summary table of the tree population and quantification of impacts/losses etc. (total 

number surveyed and total numbers/percentage to be retained and felled respectively). 

iv) Design Iteration - Adjustments, Revisions to Proposed Site Layout: subsequent to and 

arising from the Impacts Assessment, the applicant's design team [especially arborist, consulting 

architect(s) and engineer(s)] shall demonstrate in their submission, that it has sufficiently 

explored and investigated layout alternatives, to achieve an optimal solution that meets South 

Dublin County Councils Tree Strategy and its Development Plan standards in respect of tree 

preservation and tree retentions, as appropriate 

v) Tree Constraints Plan: a scaled site plan (1:500@A1) showing the impacts of all 

surveyed trees in relation to the site layout of the proposed development. 

vi) Tree Protection Plan: a scaled site plan (1:500@A1) of the proposed development, 

clearly showing and distinguishing (by colour coding) those trees and hedges to be retained and 

protected and those to be removed; showing alignments of Tree Protection Fencing and areas to 

be excluded from construction activities and compound(s), site office(s), plant, equipment and 

materials storage. Root Protection Areas (RPAs') of all trees and hedgerows to be clearly shown 

on this drawing. 

vii) Arboricultural Method Statement: clear and practically achievable measures to be used 

during the construction period, for the protection and management of all trees and hedges that 

are to be retained, as shown in the Tree Protection Plan. 

viii) Summary Table: Summary of all trees and hedgerow proposed for removal and retention 

to include numbers and percentages. 

ix) The applicant is requested to submit pictures of the existing trees/hedgerows subject to 

any tree protective fencing. This shall include a location map of where each picture was taken 

from. 

x) Trees and hedgerows within and within falling distance of the proposed development 

area to be surveyed.  

xi) The report should indicate what is proposed to mitigate proposed removals and protect 

that which is to be retained.   

Reason: To ensure the protection of trees to be retained on site in the interests of amenity, 

ecology, climate adaptation, proper planning and sustainable development. 

 

2. Landscape /Blue-Green Infrastructure 

There are concerns with the lack of information submitted in relation to the landscape scheme 

for the proposed development. The applicant is requested to provide a fully detailed landscaping 

scheme for the proposed development.  

i) A 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 Masterplan should be to scale of not less than 1:500 showing –  

a. The species, variety, number, size and locations of all proposed planting  
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b. Details of Hard landscape works, specifying surface material and furniture 

ii) Details of natural SuDs features including swales, permeable paving, green roofs and 

bioretention tree pits etc.  

iii) Detailed Sections and Elevations 

iv) Specifications for mounding, levelling, cultivation and other operation associated with 

plant and grass establishment 

v) A timescale for implementation 

vi) The applicant should propose for example, mitigation planting for proposed tree and 

hedgerow removal; protection of trees and hedgerows to be retained; proposals for planting 

along the banks (minimum 10m setback riparian zone) of the River Camac; enhancement of 

existing hedgerows; additional infill planting; creation of new habitat; integration of SuDS 

features into the landscape; boundary planting.  There should be a net gain of trees and 

hedgerow.   

vii) Planting to be predominantly native and /or pollinator friendly species that support the 

local Bat population. 

viii) Existing green infrastructure links should be maintained. 

Reason: In the interests of amenity, ecology, climate action and sustainable development. 

 

3. Ecological Impact – Bat Survey  

There are concerns with the lack of information submitted in relation to ecology given the rural 

nature of the site and presence existing trees and hedgerows. The applicant is requested to 

submit a full bat survey as recommended in the Ecological Impact Assessment dated 21st 

December 2021.  

Reason: To ensure the protection of the natural Heritage of the site. 

 

4. SUDS 

There is insufficient detail for SuDS (Sustainable Drainage System) shown for the proposed 

development.  Further natural SUDS features shall be incorporated into the proposed drainage 

system and a strategy provided. 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. 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. 
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 A maintenance plan shall also be included as a demonstration of how the system will function 

following implementation. In addition, the applicant shall provide the following: 

 

• The applicant shall show further proposed SuDS features for the development such as 

Green roofs, grass areas, bioretention tree pits, channel rills, swales, permeable paving and 

other such SuDS and show what attenuation capacity is provided by such SuDS 

• Demonstrate how the proposed natural SUDS features will be incorporated and work 

within the drainage design for the proposed development. 

The applicant is referred to the recently published SDCC Sustainable Drainage Explanatory 

Design and Evaluation Guide for further information and guidance. 

REASON: In the interest of Amenity, biodiversity, water quality and attenuation; compliance 

with Development Plan Policy; the provision, establishment and maintenance of a reasonable 

standard of blue-green infrastructure and proper planning and sustainable development of the 

area. 

 

4. Camac River - Riparian Zone/Set back 

The applicant is advised that the Public Realm Section has some concerns in relation to the 

impact of the proposed development on biodiversity, in particular, the set back from the river 

and loss of existing hedgerows. In this context the applicant is requested to submit the following: 

i) A re-designed site layout plan showing the proposed pitches set back a minimum of 10m 

from the top bank of the Camac River as per Green Infrastructure G3 Objective 2 of the South 

Dublin County Development Plan 2016-2022.  The River Camac to be clearly shown on design 

drawings. 

ii) Site specific riparian planting proposals along the riverbank in order to enhance and 

protect the Green/Blue infrastructure of the site and to provide biodiversity and habitat 

enhancement measures. 

 

Summary 

The Public Realm Section has concerns about the lack of information in relation to the impact of 

the development on existing trees and hedgerows; bats; the River Camac, landscape proposals 

and SuDS.   

The Public Realm Section is requesting that the applicant provide significant additional 

information such that the sustainability of the development can be assessed for compliance with 

the policies and objectives of the County Development Plan. 

 

Given the environmental sensitivity of the location it is considered that the above Additional be 

requested. 
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Irish Aviation Authority, 

A report was received from the Irish Aviation Authority requiring engagement with the applicant 

regarding the use of cranes for construction works to screen out any adverse impact on the safety 

of flight operations at Casement Aerodrome. An extract taken from the Irish Aviation Authority 

report states the following: 

 

 
 

It is considered appropriate to attach the above as a condition in the event of a grant of 

permission. 

 

Access & Parking, 

A report was received from the Roads Section recommending Additional Information be 

requested. An extract taken from the Roads report states the following: 

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. 

Description: 

• Cycle track and pedestrian access and stairs off the R136 

• Bicycle shelter 

• Electrical car charging stations 

• Vehicle parking 

• Vehicle entrance off the Old Country Roadway. 

R136 Pedestrian Entrance/Stairs: 

• Details required of proposed stairs specification (materials, finishes, hand railings, 

lighting, gate, gradients, etc). 

• Plan drawing, section drawing and structural drawings (including rebar schedules where 

applicable). 

• Preventive railing at top of stairs (Noting the 7m level difference between top and 

bottom). 

• Confirmation in writing that permission has been granted from SDCC Development 

Department to create an entrance using council land. 

 



Comhairle Chontae Atha Cliath Theas 

 
PR/0105/23 

 
Record of Executive Business and Chief Executive’s Order 

 

Pg. 15 

R136 Bicycle Access & path through field: 

• Public lighting to be provided along any darkened sections of path. 

• Confirmation in writing that permission has been granted from SDCC Development 

Department to create an entrance using council land. 

 

Country Lane – Road Traffic & Road Geometry: 

Need a text rationale to accompany/explain the traffic movements as per the drawings; where 

the narrow lane widths (4.5m in places) occur in particular. 

Main Entrance: 

As per Pre-Planning guidance issued by the Roads department, the proposed entrance is now 

located at right angles to the main road, and there is only one entrance proposed. 

Internal Road Layout: 

Swept path drawing required demonstrating Bus(53-seater) & Emergency vehicles/Bin truck 

movements through the site, including bus parking movements. 

Corner radii have been designed as per Pre-Planning guidance and adequately dimensioned. 

 

Car Parking (Location is Zone 1): 

5% of vehicular parking spaces for mobility impaired users, and 10% vehicular parking spaces 

to be equipped with electrical charging points, REASON: In the interest of sustainable transport. 

92 carpark spaces are proposed in total (84 standard, 4 mobility impaired, 4 family).  

8 of the 92 are proposed with EV charging points (10 are required). 

4 of the 92 are proposed as mobility impaired spaces (5 are required). 
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As per CDP 2016-22 11.4.2 car parking standards, the maximum parking rates applicable are 

15 per pitch; 1 per 20sq.m of GFA. 

 

 

The proposed number of spaces (88 + 4 mobility) equals the max rate which is acceptable to the 

Roads Department. 

 

The proposed development shall make provision for the charging of electric vehicles. In the case 

of on-surface parking, 100% of spaces must be provided with electrical connections, to allow for 

the provision of future charging points. In the case of surface car parking spaces and basement 

car parking spaces, 100% of spaces must be provided with electrical ducting and termination 

points to allow for the provision of future charging points, and 10% of surface car parking 

spaces must be provided with electric vehicle charging points initially. Details of how it is 

proposed to comply with these requirements including details of the design of, and signage for, 

the electric charging points (where they are not in areas to be taken in charge) shall be 

submitted to, and agreed in writing with, the planning authority prior to commencement of 

development. REASON: In the interest of sustainable transport. 

Car parking spaces dedicated for electrical charging shall be demarcated with “RRM 034” as 

per Traffic Signs Manual Road Markings – Chapter 7 

 

 

 

 

 

 

Max Parking Spaces 

Pitches 15 per pitch Carpark spaces 

5 15 75 

      

Clubhouse     

GFA 1 per 20sq.m   

330   17 

  Total 92  
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Bicycle Parking: 

The number of bicycle spaces proposed exceeds the minimum required. 

 
 

Bin Storage: 

Proposed bin storage locations have good access. 

 
 

Public Lighting: 

Prior to the commencement of development, the applicant shall agree in writing a public and site 

lighting scheme with South Dublin County Council Lighting Department. Once agreed, the 

scheme shall be constructed/installed to taking in charge standards at the expense of the 

developer and to the satisfaction of South Dublin County Council Lighting Department. 

 

Taking in Charge: 

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

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

charge 

Roads recommends that additional information be requested from the applicant: 

1. Applicant to submit a details/drawing of proposed stairs specification (materials, 

finishes, hand railings, lighting, gate, gradients, etc). 

a. Plan drawing, section drawing and structural drawings (including rebar 

schedules where applicable). 
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b. Preventive railing at top of stairs (Noting the 7m level difference between top and 

bottom). 

c. Confirmation in writing that permission has been granted from SDCC 

Development Department to create an entrance using council land. 

 

2. Applicant to submit further detail re proposed cycle track/entrance: 

a. Public lighting to be provided along any darkened sections of path. 

b. Confirmation in writing that permission has been granted from SDCC 

Development Department to create an entrance using council land. 

 

3. Applicant to submit further detail re main entrance road (Country Lane’s Road Traffic & 

Road Geometry) to include a text rationale explaining the traffic movements where the 

narrow lane widths (4.5m in places) occur. 

 

4. Applicant to submit swept path analysis (AutoTRAK) drawing demonstrating bus coach 

& emergency vehicle/bin truck movements through the site, including bus coach parking 

movements. 

 

5. Applicant to submit a revised drawing showing: 

a. minimum 5 mobility impaired spaces 

b. minimum 10 EV charging point locations 

c. details of how all carpark spaces will be ducted/future-proofed for the 

introduction of EV charging equipment in the future. 

 

6. Applicant to submit a Taking in Charge drawing showing any areas that are to be offered 

to the local authority for Taking in Charge. 

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

1. The boundary walls at vehicle access points shall be limited to a maximum height of 0.9m, 

and any boundary pillars shall be limited to a maximum height of 1.2m, in order to 

improve forward visibility for vehicles. 

 

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

 

3. The entrance apron shall be dished and widened to the full width of the proposed widened 

driveway entrance and shall be constructed to the satisfaction of South Dublin County 

Council’s Road Maintenance Department, and at the applicant’s expense. 

 

It is considered appropriate to request the above Additional Information recommended by the 

Roads Section. 
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Services & Drainage, 

Both Irish Water and Surface Water Drainage reports have recommended no objection subject to 

conditions. An extract taken from the Irish Water report states the following: 

 

IW Recommendation: 

No Objection 

 

1 Water 

1.1 Prior to the commencement of 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 waste 

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. 

 

It is considered appropriate to attach the above conditions in the event of a grant. 

 

An extract taken from the Surface Water Drainage report states the following: 

Surface Water Report: No Objection: 

Flood Risk No Objection: 

 

All works for this development shall comply with the requirements of the Greater Dublin 

Regional Code of Practice for Drainage Works. 

 

Water Report: Referred to IW 

Foul Drainage Report: Referred to IW 

 

It is considered appropriate to attach the above conditions in the event of a grant. 

 

Drawings submitted. 

There does not appear to be one single drawing showing the entire proposed development. 

However, the site is shown in small parts at an enlarged scale. The applicant should be requested 

to submit such a drawing. 
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Screening for Appropriate Assessment (AA) 

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

development is located within an established residential area and comprises of a house extension. 

Having regard to: 

• the small scale and domestic nature of the development, 

• the location of the development in a serviced urban 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.   

 

Screening for Environmental Impact Assessment (EIAR) 

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

from nearby sensitive receptors, there is no real 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. 

 

Other Considerations 

Development Contributions  

 

SEA Monitoring Information  

Building Use Type Proposed Floor Area (sq.m) 

Sports Facility – Rugby Club House & Pitches 963sq.m. (as stated) 

Land Type Site Area  

Greenfield 
Stated as 9.6 ha  

 

Conclusion  

Further Information required. 

 

Recommendation 

 

Further Information 

• Further Information was requested on 16/05/2022.  

• Further Information was received on 31/08/2022. 

 

No submissions/observations on the further information have been made.  
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Further information 

The following Further Information was requested. 

 

Item 1: Roads Requirements 

The applicant is requested to submit: 

(1) details/drawing of proposed stairs specification (materials, finishes, hand railings, lighting, 

gate, gradients, etc). 

(a) Plan drawing, section drawing and structural drawings (including rebar schedules where 

applicable). 

(b) Preventive railing at top of stairs (Noting the 7m level difference between top and bottom). 

(c) Confirmation in writing that permission has been granted from SDCC Development 

Department to create an entrance using council land. 

2.  Further detail regarding proposed cycle track/entrance: 

(a) Public lighting to be provided along any darkened sections of path, subject to consideration 

of ecological impacts.  

(b) Confirmation in writing that permission has been granted from SDCC Development 

Department to create an entrance using council land. 

(3) Further detail regarding the main entrance road (Country Lane’s Road Traffic & Road 

Geometry) to include a text rationale explaining the traffic movements where the narrow lane 

widths (4.5m in places) occur. 

(4) Swept path analysis (AutoTRAK) drawing demonstrating bus coach & emergency 

vehicle/bin truck movements through the site, including bus coach parking movements. 

(5) a revised drawing showing: 

(a) minimum 5 mobility impaired spaces 

(b) minimum 10 EV charging point locations 

(c) details of how all carpark spaces will be ducted/future-proofed for the introduction of EV 

charging equipment in the future. 

(6) a Taking in Charge drawing showing any areas that are to be offered to the local authority for 

Taking in Charge. 

 

Item 2: Heritage 

(i) The applicant is requested to submit an updated ecological survey report, with surveying 

being undertaken in the appropriate season, which coincidently is between April and September 

for plants and bats in particular.  The bat survey is to be undertaken by a qualified and 

experienced bat expert and is to address the potential for the presence of bat roosts and the 

general usage of the site by foraging and commuting bats.  Any buildings or outhouses proposed 

for demolition or reuse must also be surveyed for bat roost potential. A more comprehensive 

baseline of the ecological resource will facilitate a more robust assessment of the potential 

impact from lighting as proposed in this development.  Flood lighting, in particular, is 

detrimental to the activities of many bat species, and this potential impact needs to identify and 

addressed where necessary. 
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(ii) The route of the Camac River also requires protection from any lighting proposals. Details of 

lighting and its potential impact on light sensitive species is required to be addressed at the 

earliest possible stage in the planning process, and not, as suggested in the ecological report, at 

the detailed design stage.  A consideration of the need, location, intensity, and time of use of 

flood lighting is best considered early, so that amendments to drawings can be facilitated where 

necessary to protect bats and other sensitive habitats.  Therefore, the applicant is requested to 

submit information on detailed lighting designs and usage, so that an appropriate assessment of 

potential impacts on protected species and the Camac River can be undertaken. 

 

Item 3: Parks & Landscaping. 

(a) The applicant is requested to submit a comprehensive Tree and Hedgerow Report. This shall 

comprise a detailed Tree and Hedgerow Survey and Arboricultural Impact Assessment, Tree 

Constraints Plan, Tree Protection Plan and Arboricultural Method Statement, all in accordance 

with, BS 5837: 2012 Trees in relation to design, demolition and construction – 

recommendations. The report shall be carried out by an independent, qualified Arborist and shall 

include all of the following:  

(i) Tree Survey Plan: all trees and hedges on and adjacent to the subject site (i.e., within falling 

distance thereof) shall be accurately plotted, tagged and shown on a scaled drawing of a 

topographical survey of the site 

(ii) Tree Survey Schedule: a summary of the surveyed trees and hedges, giving a breakdown of 

their tag nos., species, size, age, condition and useful life expectancy 

(iii) Arboricultural Impact Assessment: a thorough, detailed and realistic analysis and assessment 

of the likely impacts of the proposed development on the surveyed trees and hedges; along with 

a summary table of the tree population and quantification of impacts/losses etc. (total number 

surveyed and total numbers/percentage to be retained and felled respectively). 

(iv) Design Iteration - Adjustments, Revisions to Proposed Site Layout: subsequent to and 

arising from the Impacts Assessment, the applicant's design team [especially arborist, consulting 

architect(s) and engineer(s)] shall demonstrate in their submission, that it has sufficiently 

explored and investigated layout alternatives, to achieve an optimal solution that meets South 

Dublin County Councils Tree Strategy and its Development Plan standards in respect of tree 

preservation and tree retentions, as appropriate. 

(v) Tree Constraints Plan: a scaled site plan (1:500@A1) showing the impacts of all surveyed 

trees in relation to the site layout of the proposed development. 

(vi) Tree Protection Plan: a scaled site plan (1:500@A1) of the proposed development, clearly 

showing and distinguishing (by colour coding) those trees and hedges to be retained and 

protected and those to be removed; showing alignments of Tree Protection Fencing and areas to 

be excluded from construction activities and compound(s), site office(s), plant, equipment and 

materials storage. Root Protection Areas (RPAs') of all trees and hedgerows to be clearly shown 

on this drawing. 



Comhairle Chontae Atha Cliath Theas 

 
PR/0105/23 

 
Record of Executive Business and Chief Executive’s Order 

 

Pg. 23 

(vii) Arboricultural Method Statement: clear and practically achievable measures to be used 

during the construction period, for the protection and management of all trees and hedges that 

are to be retained, as shown in the Tree Protection Plan. 

(viii) Summary Table: Summary of all trees and hedgerow proposed for removal and retention to 

include numbers and percentages. 

(ix) The applicant is requested to submit pictures of the existing trees/hedgerows subject to any 

tree protective fencing. This shall include a location map of where each picture was taken from. 

(x) Trees and hedgerows within and within falling distance of the proposed development area to 

be surveyed.  

(xi) The report should indicate what is proposed to mitigate proposed removals and protect that 

which is to be retained.   

(b) (Landscape /Blue-Green Infrastructure). There are concerns with the lack of information 

submitted in relation to the landscape scheme for the proposed development. The applicant is 

requested to provide a fully detailed landscaping scheme for the proposed development.  

(i) A 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 Masterplan should be to scale of not less than 1:500 showing –  

(a) The species, variety, number, size and locations of all proposed planting  

(b) Details of Hard landscape works, specifying surface material and furniture 

(ii) Details of natural SuDs features including swales, permeable paving, green roofs and 

bioretention tree pits etc.  

(iii) Detailed Sections and Elevations 

(iv) Specifications for mounding, levelling, cultivation and other operation associated with plant 

and grass establishment 

(v) A timescale for implementation 

(vi) The applicant should propose for example, mitigation planting for proposed tree and 

hedgerow removal; protection of trees and hedgerows to be retained; proposals for planting 

along the banks (minimum 10m setback riparian zone) of the River Camac; enhancement of 

existing hedgerows; additional infill planting; creation of new habitat; integration of SuDS 

features into the landscape; boundary planting.  There should be a net gain of trees and 

hedgerow.   

(vii) Planting to be predominantly native and /or pollinator friendly species that support the local 

Bat population. 

(viii) Existing green infrastructure links should be maintained.  

(c) (Ecological Impact – Bat Survey). There are concerns with the lack of information submitted 

in relation to ecology given the rural nature of the site and presence existing trees and 

hedgerows. The applicant is requested to submit a full bat survey as recommended in the 

Ecological Impact Assessment dated 21st December 2021.  

(d) (SUDS). There is insufficient detail for SuDS (Sustainable Drainage System) shown for the 

proposed development.  Further natural SUDS features should be considered to be incorporated 

into the proposed drainage system and a strategy provided. The SUDS should be considered to 
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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. A comprehensive SUDS 

Management Plan should 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. In addition, the applicant should provide the following: 

 

- The applicant is requested to show further proposed SuDS features for the development such as 

Green roofs, grass areas, bioretention tree pits, channel rills, swales, permeable paving and other 

such SuDS and show what attenuation capacity is provided by such Suds Demonstrate how the 

proposed natural SUDS features will be incorporated and work within the drainage design for the 

proposed development. 

The applicant is referred to the recently published SDCC Sustainable Drainage Explanatory 

Design and Evaluation Guide for further information and guidance. 

(d) (Camac River - Riparian Zone/Set back). The applicant is advised that the Public Realm 

Section has some concerns in relation to the impact of the proposed development on biodiversity, 

in particular, the set back from the river and loss of existing hedgerows. In this context the 

applicant is requested to submit the following: 

(i) A re-designed site layout plan showing the proposed pitches set back a minimum of 10m from 

the top bank of the Camac River as per Green Infrastructure G3 Objective 2 of the South Dublin 

County Development Plan 2016-2022.  The River Camac to be clearly shown on design 

drawings. 

(ii) Site specific riparian planting proposals along the riverbank in order to enhance and protect 

the Green/Blue infrastructure of the site and to provide biodiversity and habitat enhancement 

measures. 

(e) The Public Realm Section has concerns about the lack of information in relation to the impact 

of the development on existing trees and hedgerows; bats; the River Camac, landscape proposals 

and SuDS.   

The Public Realm Section is requesting that the applicant provide significant additional 

information such that the sustainability of the development can be assessed for compliance with 

the policies and objectives of the County Development Plan. 
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Item 4: Members Bar. 

(a) The application includes the provision of a Member s Bar. For ‘RU’ zoning a public house 

which is defined as ‘A building or part thereof or land licensed for the sale of intoxicating liquor 

to the public for consumption on the premises’, is Open For Consideration but only in Villages to 

serve local needs. The proposal does not include a justification for the Members Bar in the 

information submitted to the Planning Authority. Therefore, the applicant is requested to submit 

information demonstrating a clear justification for the Member Bar. 

(b) There does not appear to be one single drawing showing the entire proposed development. 

However, the site is shown in small parts at an enlarged scale. The applicant is requested to 

submit such a drawing. 

 

Item 5: Public Lighting 

(a) The applicant is requested to submit information to clarify if the spill light from the pitch 

lighting extends beyond the pitch onto the N7 (Naas Road) slip which would cause a glare issue 

to traffic. The applicant is requested to superimpose pitch spill lighting calculations onto the 

layout drawings submitted. 

(b) The applicant is requested to liaise with the Department of Defence regarding their 

requirements for the proposal. 

 

Further Consultations 

Parks Department – Clarification of Additional Information recommended. 

 

Public Lighting – Clarification of Additional Information recommended. 

 

Surface Water Drainage – No objection subject to conditions. 

 

Irish Water – No objection subject to conditions. 

 

Roads Department – No objection subject to conditions. 

 

Heritage Officer – Clarification of Additional Information recommended. 

 

Further Submissions/Observations 

None received. 
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Assessment 

Item 1: Roads Requirements 

The applicant has submitted a cover letter and revised drawings in an attempt to address the 

request for additional information. An extract taken from the cover letter submitted states the 

following: 
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+  
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The Roads Department reviewed the additional information submitted and issued a report 

recommending no objections subject to conditions. An extract taken from the Roads report 

states the following: 

 

Applicant Submitted Response: 

1. 

(1) Submission satisfactory 

(a) Detailed calculations to be conditioned – Submission satisfactory 

(b) Submission satisfactory 

(c) Submission satisfactory 

 

2. 

(a)   

 

A lighting provision has been included as was requested. Council to reserve the right to request 

the applicant to increase the brightness of the lighting if such a need exists. 
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(b) Submission satisfactory 

 

3. A detailed note was received – Roads deem the rationale used acceptable 

4. Detailed drawings were received and are satisfactory to Roads Dept. 

 

5. (a) Submission satisfactory 

   (b) Submission satisfactory 

   (c) Submission satisfactory 

 

6. 

 
The stairs descending from the R136 (Outer Ring Rd) to the proposed development will be 

situated outside the scope of the development (outside the redline) and will not be offered for 

TIC – Satisfactory. 

 

Roads Department Assessment:  

Roads Department is satisfied with the applicant’s additional information. 

No Roads objections subject to the following conditions: 

1. Council to reserve the right to request the applicant to increase the brightness of the public 

lighting in secluded areas should such a need arise. 

 

 

The Planning Authority considers the applicant has satisfactorily responded to the request for 

additional information for this item. It is considered appropriate to attach the above condition in 

the event of a grant of permission.  

 

Item 2: Heritage 

The applicant has submitted a cover letter and information in an attempt to address the request 

for additional information. An extract taken from the cover letter submitted states the following: 
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SDCC Heritage Officer has reviewed the information submitted and has issued a report 

recommending Clarification of Additional Information regarding concerns for bats and lighting. 

An extract taken from the Heritage Officers report states the following: 

 

I make the following comments on the Bat report, however, and I highlight a significant concern 

that remains in terms of the proposed need for evening and night time lighting on the proposed 

development site: 

 

The report records the presence of 7 bat species foraging and commuting across the 

proposed development site. It is to be noted that this is an unprecedented record for 

South Dublin County in the context of other planning proposals in the County.  The 

records for three species that are noted as of County Importance is also significant, and 

in this context the concluding evaluation for the site being of Local Importance for bat 

populations is an under-estimation and it is to be disputed.      
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The Bat report indicates that the Lighting Plan as submitted for the proposed 

development was developed independently to the Bat Report, and it was prepared in 

advance of the bat survey and assessment.  The true nature of the impact on bats arising 

from the proposed lighting plan has therefore not been assessed.   

 

Given the nature of the proposed use and activities on the site, impact from evening and night 

time lighting is likely to have significant impact on light sensitive species, even with the 

incorporation of some design mitigation and avoidance measures.   

 

Clarification of the issue of lighting and bats is therefore requested.  The proposed lighting plan 

as submitted is to be assessed in conjunction with the bat expert, and a true and fair evaluation 

of impact from proposed lighting on the significant range of bat species is required to be 

undertaken.  As an appropriate mitigation measure, focus is to be directed at retaining a dark 

corridor along the southern and western boundaries of the site in particular.  This may require 

the alteration of the current design and/or the exclusion of use of any lighting proposals in these 

areas.  This will be essential to retain a green infrastructure (GI) corridor through the current 

proposed lands for bats and to retain a GI corridor through the wider landscape for this range 

of protected species.  

 

 

It is considered appropriate to request the above by way of Clarification of Additional 

Information. 

 

Item 3: Parks & Landscaping 

The applicant has submitted a cover letter and information in an attempt to address the request 

for additional information. An extract taken from the cover letter submitted states the following: 
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The Parks Department reviewed the additional information submitted and issued a report 

recommending Clarification of Additional Information. An extract taken from the Parks report 

states the following: 

 

Recommendation:  Clarification of ADDITIONAL INFORMATION 

Site Area:  9.6 ha 

Zoning:                      To protect and improve rural amenity and to provide for the                                          

development of agriculture 

 

Main Concerns: 

- Significant impact on trees, hedgerows and biodiversity in the area including excessive 

fragmentation of the existing green infrastructure. The removal of hedgerows is 

considered excessive and damaging to the wider Green Infrastructure. The applicant is 

attempting to cram too much into the site, and this can only be achieved by the removal 

of trees and hedgerows which are important Green Infrastructure links. The proposals 

are causing excessive fragmentation and mitigation measures are not sufficient. 

- Potential impacts on bats – significant lighting proposed. Significant habitat loss 

(potential roosting/foraging/commuting bats) 

- Likelihood that additional lighting may be required on access road which would further 

damage an important dark zone. 
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- Impact on Camac River and Baldonnell Upper Stream. The minimum 10-meter vegetated 

strip required as a setback has not been provided. Given that these are important Green 

Infrastructure links this 10-meter minimum setback is not considered sufficient to 

strengthen the GI corridor and it should be further expanded.  

 

Relevant Sections, Policies and Objectives of the SDCC Development Plan 2016-2022: 

Chapter 7 INFRASTRUCTURE & ENVIRONMENTAL QUALITY (IE)  

Policy 2 Surface Water & Groundwater  

It is the policy of the Council to manage surface water and to protect and enhance ground and 

surface water quality to meet the requirements of the EU Water Framework Directive. 

 

IE2 Objective 3: To maintain and enhance existing surface water drainage systems in the County 

and promote and facilitate the development of Sustainable Urban Drainage Systems (SUDS), 

including integrated constructed wetlands, at a local, district and County level, to control 

surface water outfall and protect water quality. 

IE2 Objective 5: To limit surface water run-off from new developments through the use of 

Sustainable Urban Drainage Systems (SUDS) and avoid the use of underground attenuation and 

storage tanks. 

IE2 Objective 9: To protect water bodies and watercourses, including rivers, streams, associated 

undeveloped riparian strips, wetlands and natural floodplains, within the County from 

inappropriate development. This will include protection buffers in riverine and wetland areas as 

appropriate (see also Policy G3 Objective 2 – Biodiversity Protection Zone). 

 

Chapter 8 GREEN INFRASTRUCTURE & ENVIRONMENTAL QUALITY (IE)  

Policy 2 Green Infrastructure Network 

G2 Objective 1: To reduce fragmentation of the Green Infrastructure network and strengthen 

ecological links between urban areas, Natura 2000 sites, proposed Natural Heritage Areas, 

parks and open spaces and the wider regional Green Infrastructure network. 

G2 Objective 2: To protect and enhance the biodiversity value and ecological function of the 

Green Infrastructure network.  

G2 Objective 5: To integrate Green Infrastructure as an essential component of all new 

developments. 

G2 Objective 9: To preserve, protect and augment trees, groups of trees, woodlands and 

hedgerows within the County by increasing tree canopy coverage using locally native species 

and by incorporating them within the design proposals and supporting their integration into the 

Green Infrastructure Network. 

G2 objective 11: To incorporate appropriate elements of Green Infrastructure e.g., new tree 

planting etc. into existing areas of hard infrastructure wherever possible. 

G2 Objective 13: To seek to prevent the loss of woodlands, hedgerows, aquatic habitats and 

wetlands wherever possible including requiring a programme to monitor and restrict the spread 

of invasive species.  
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Policy 3 Watercourses Network 

It is the policy of the Council to promote the natural, historical and amenity value of the 

County’s.  

watercourses; to address the long term management and protection of these corridors and to  

strengthen links at a regional level. 

 

G3 Objective 2: To maintain a biodiversity protection zone of not less than 10 metres from the 

top of the bank of all watercourses in the County, with the full extent of the protection zone to be 

determined on a case by case basis by the Planning Authority, based on site specific 

characteristics and sensitivities. Strategic Green Routes and Trails identified in the South Dublin 

Tourism Strategy, 2015; the Greater Dublin Area Strategic Cycle Network; and other 

government plans or programmes will be open for consideration within the biodiversity 

protection zone, subject to appropriate safeguards and assessments, as these routes increase the 

accessibility of the Green Infrastructure network. 

 

Policy 4 Public Open Space Hierarchy and Landscape Setting 

G4 Objective 2: To connect parks and areas of open space with ecological and recreational 

corridors to aid the movement of biodiversity and people and to strengthen the overall Green 

Infrastructure network. 

 

Chapter 9 HERITAGE CONSERVATION AND LANDSCAPES  

Policy 15 Non-Designated Areas 

HCL15 Objective 3: To protect existing trees, hedgerows, and woodlands which are of amenity 

or biodiversity value and/ or contribute to landscape character and ensure that proper provision 

is made for their protection and management in accordance with Living with Trees: South 

Dublin County Council’s Tree Management Policy 2015-2020.  

 

Living with Trees – Tree Management Policy 2015 – 2020  

South Dublin County Council’s Tree Management Policy ‘Living with Trees’ 2015-2020 

contains information within Chapter 7 Trees and Development that relates to the retention, 

protection and planting of trees on development sites. Relevant points within this section 

include:  

• The Council will use its powers to ensure that where it is conductive with the objectives 

of the County Development Plan, and other planning objectives there is maximum 

retention of trees on new development sites.  

• In the processing of planning applications, the Council will seek the retention of trees of 

high amenity / environmental value taking consideration of both their individual merit 

and their interaction as part of a group or broader landscape feature.  

• On construction sites all work must be in accordance with British Standard 5837 (2012): 

Trees in Relation to Design, Demolition and Construction – Recommendations.  
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• The Council will promote the replacement of trees removed to facilitate approved 

planning and development of urban spaces, buildings, streets, roads, infrastructural 

projects and private development sites.  

 

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

and best practice guidelines and recommends the following significant additional information be 

provided:  

 

1. Arboricultural Impact 

i) The removal of hedgerows is considered excessive. Important hedgerows could be 

retained if the northwestern most training pitch  (70 x 107m) was removed from 

the plans and the other pitches realigned. Additional Information required to show 

retention of hedgerows on site. 

 

Reason: To ensure the protection of trees to be retained on site in the interests of amenity, 

ecology, climate adaptation, proper planning and sustainable development. 

SIGNIFICANT ADDITIONAL INFORMATION 

 

2. Landscape /Blue-Green Infrastructure 

There are concerns with the lack of protection and enhancement of Green Infrastructure on the 

site. The applicant is requested to provide a fully detailed landscaping scheme for the proposed 

development.  

i) The applicant should provide a 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.  

ii) The landscape Plan shall include hard and soft landscaping including levels, 

sections/elevations and details, detailed design of SUDs features including swales, 

permeable paving, green roofs, and integrated tree pits etc.  

iii) The applicant should propose a 10m vegetated strip along all watercourses and this 

should not include paths or other infrastructure. The northwestern training pitch comes 

right up to this 10 meter riparian zone. There is no space for a runoff, and it is most 

likely that that zone would be heavily and negatively impacted by use of the pitch.  

iv) The applicant should show the retention of existing hedgerows except where necessary 

for site access , mitigation planting for any proposed tree and hedgerow removal; 

protection of trees and hedgerows to be retained; enhancement of existing hedgerows; 

additional infill planting; creation of new habitat; integration of SuDS features into the 

landscape; boundary planting. There should be a net gain of trees and hedgerow.  

v) Existing green infrastructure links should be maintained.  

 

REASON: In the interests of amenity, ecology, climate action and sustainable development. 
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SIGNIFICANT ADDITIONAL INFORMATION 

 

Summary 

The Public Realm Section has concerns about the impact of the development on GI including 2 

watercourses, existing trees and hedgerows and on habitats for bats.   

The Public Realm Section is requesting that the applicant provide a clarification of additional 

information such that the development demonstrates the protection of watercourses, hedgerows 

and trees and compliance with the policies and objectives of the County Development Plan. 

 

The Planning Authority considers the applicant has not satisfactorily responded to the request for 

additional information for this item. It is considered appropriate to request Clarification of 

Additional Information for the above items. 

 

Following verbal clarification from the Public Realm section the relevant pitch to be omitted is 

the pitch in the northern half of the site and along the east side abutting the Outer ring road 

(rather than the Training Pitch) on the north west of the site. 

 

Item 4: Members Bar. 

The applicant has submitted a cover letter and information in an attempt to address the request 

for additional information. An extract taken from the cover letter submitted states the following: 
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The Planning Authority considers the applicant has satisfactorily responded to the request for 

additional information for this item.  

 

Item 5: Public Lighting 

The applicant has submitted a cover letter and information in an attempt to address the request 

for additional information. An extract taken from the cover letter submitted states the following: 

 

 
 

 
 

SDCC Public Lighting have reviewed the Additional Information submitted and issued a report 

recommending Clarification of Additional Information. An extract taken from the Public 

Lighting report states the following: 

 

I have attached my previous comments on this application above. 

I have reviewed both the sports lighting and the site (car park & cycle way) lighting. I have also 

reviewed the Bat Activity Assessment. It seems the Bat Survey and Report was published in July 

2022 and the Sport lighting was submitted in March earlier in the year. I suggest that the Sport 

Lighting Design be reviewed in line with the guidelines of the Bat Report and be re-submitted. 

Similarly, the Car Park and Cycle Way Lighting Design is dated June 2021 and, in some areas, 

directly contravenes the requirements of the Bat Report. I recommend that the developers review 

these submissions and re-submit a cohesive lighting plan. Any lighting submission showing the 

Spill Light Calculation should overlay both the Sports lighting and the site lighting for a realistic 

view of the proposal on the environment. 

 

More detail is required on the lighting proposed where the Cycle way joins the existing Cycle 

way on the R136. Is the new section of cycleway in the tree planted area to be TIC by SDCC? If 
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so, is any lighting proposed in line with the SDCC PL specifications? I am unable to see from the 

submission if this is the case. There is also no mention of the existing lighting provision on the 

R136, I must assume therefore that the new entrances onto the R136 will not require any re-

location of existing poles or tie-ins to supplies for additional poles to lighting the new section of 

Cycleways.  

 

Lastly the existing lighting along the access routes to the new entrance to the clubhouse and 

carpark is sporadic and insufficient to adequately light the additional traffic associated with the 

new development. I recommend that the lighting along the roads accessing the new development 

be considered for an appropriate upgrade of the street lighting provision.  

  

The Planning Authority considers the applicant has not satisfactorily responded to the request for 

additional information for this item. It is considered appropriate to request Clarification of 

Additional Information on the above items in the Public Lighting report. 

 

Other Considerations 

 

Development Contributions  

• Clubhouse including members bar, changing facilities measures c.963sq.m. 

• Assessable area is nil. 

 

SEA Monitoring Information  

Building Use Type Proposed Floor Area (sq.m) 

Sports Facility – Rugby Club House & Pitches 963sq.m. (as stated) 

Land Type Site Area  

Greenfield 
Stated as 9.6 ha  

 

Conclusion 

Request Clarification of Additional Information on the following items: 

• Parks Requirements. 

• Public Lighting Requirements. 

• Heritage Requirements. 

 

Recommendation 

Request Clarification of Further Information. 
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Further Information 

• Further Information was requested on 16/05/2022.  

• Further Information was received on 31/08/2022. 

• Clarification of Further Information was requested on 27/09/2022. 

• Clarification of Further Information was received on 23/12/2022. 

 

The period for submitting Further Information was extended by order dated 17/10/22 up to and 

including 24/02/23. So, the Clarification of further information received on 23/12/22 is within 

the time limit of 24/02/23 and can be accepted. 

 

Clarification of Further information 

The following Clarification of Further Information was requested. 

 

Item 1: Public Lighting. 

(a). Bat Survey and Report was published in July 2022 and the Sport lighting was submitted in 

March earlier in the year. The applicant is requested to review the Sport Lighting Design in line 

with the guidelines of the Bat Survey and Report and to resubmit this to the Planning Authority.   

(b). The Car Park and Cycle Way Lighting Design is dated June 2021 and, in some areas, 

directly contravenes the requirements of the Bat Report. The applicant is requested to review 

these submissions and resubmit a cohesive lighting plan. Any lighting submission showing the 

Spill Light Calculation should overlay both the Sports lighting and the site lighting for a realistic 

view of the proposal on the environment. 

(c). The applicant is requested to submit more detail on the lighting proposed where the Cycle 

way joins the existing Cycle way on the R136 and to clarify if the new section of cycleway in the 

tree planted area is to be Taken In Charge by SDCC. If so the applicant is requested to clarify 

that any lighting proposed is in line with the SDCC Public Lighting specifications.  

(d). There is no mention of the existing lighting provision on the R136. The applicant is 

requested to clarify if the new entrances onto the R136 will require any relocation of existing 

poles or tie-ins to supplies for additional poles to lighting the new section of Cycleways.  

(e). The existing lighting along the access routes to the new entrance to the clubhouse and 

carpark is sporadic and insufficient to adequately light the additional traffic associated with the 

new development. The applicant is therefore requested to liaise with SDCC Public Lighting and 

Public Realm Section regarding consideration for an appropriate upgrade of the street lighting 

provision along the roads accessing the new development that will not have a significant adverse 

impact on bat species. 

 

Item 2: Parks 

The applicant is requested to submit the following information regarding the requirements of the 

Public Realm Section: 

(a). The removal of hedgerows is considered excessive.  Important hedgerows could be retained 

if the  pitch in the northern half of the site which is along the east side of the site abutting the 
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Outer ring road is omitted from the plans and the other pitches realigned. The applicant is 

requested to submit a revised drawing showing this pitch omitted and to clearly show retention 

of hedgerows on site. 

(b). There are concerns with the lack of protection and enhancement of Green Infrastructure on 

the site. The applicant is requested to provide a fully detailed landscaping scheme for the 

proposed development.  

i) The applicant should provide a 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.   

ii) The landscape Plan shall include hard and soft landscaping including levels, 

sections/elevations and details, detailed design of SUDs features including swales, permeable 

paving, green roofs and integrated tree pits etc.  

 

iii) The applicant should propose a 10m vegetated strip along all watercourses and this should 

not include paths or other infrastructure. The northwestern training pitch comes right up to this 

10 meter riparian zone. There is no space for a runoff, and it is most likely that that zone would 

be heavily and negatively impacted by use of the pitch.   

iv) The applicant should show the retention of existing hedgerows except where necessary for 

site access , mitigation planting for any proposed tree and hedgerow removal; protection of trees 

and hedgerows to be retained; enhancement of existing hedgerows; additional infill planting; 

creation of new habitat; integration of SuDS features into the landscape; boundary planting.  

There should be a net gain of trees and hedgerow.   

v) Existing green infrastructure links should be maintained. 

 

Item 3: Heritage 

The Heritage Officer has a significant concern that remains in terms of the proposed need for 

evening and night time lighting on the proposed development site. The applicant is therefore 

requested to clarify the issue of lighting and bats. The proposed lighting plan as submitted is to 

be assessed in conjunction with the bat expert, and a true and fair evaluation of impact from 

proposed lighting on the significant range of bat species is required to be undertaken.  As an 

appropriate mitigation measure, focus is to be directed at retaining a dark corridor along the 

southern and western boundaries of the site in particular.  This may require the alteration of the 

current design and/or the exclusion of use of any lighting proposals in these areas.  This will be 

essential to retain a green infrastructure (GI) corridor through the current proposed lands for bats 

and to retain a GI corridor through the wider landscape for this range of protected species. 

 

No submissions/observations on the further information have been made.  
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Further Consultations 

Parks Department – Grant with Conditions. 

Heritage Officer – Grant with Conditions. 

Public Lighting – Satisfied with information submitted – no further comments to make. 

 

Further Submissions/Observations 

None. 

 

Assessment 

 

Item 1: Public Lighting. 

The applicant has submitted a cover letter in an attempt to address the request for clarification of 

additional information. An extract taken from the cover letter submitted states the following: 
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The application was referred to SDCC Public Lighting who have issued a report recommending 

satisfaction with the information received. Please see extract taken from the Public Lighting 

report below: 

 

I have reviewed the additional information and am satisfied that it addresses the issues raised in 

my report below. I have no further comments on the submission.  

 

It is therefore considered that the applicant has satisfactorily responded to the request for 

Clarification of Additional Information for this item. 

 

Item 2: Parks Requirements. 

The applicant has submitted a cover letter in an attempt to address the request for clarification of 

additional information. An extract taken from the cover letter submitted states the following: 

 

 
 

Based on the information submitted by the applicant the Parks Department have issued a report 

recommending a grant with conditions. An extract taken from the Parks report states the 

following: 

 

Recommendation:  Grant with Conditions 
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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 Masterplan 

The landscaping scheme shown on drawing No. A.03.06.1 Site Layout Plan and associated plans 

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 (drawing No. A.03.06.1 Site Layout Plan). 

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 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 Strategy  

The submitted Green Infrastructure Strategy prepared by Cummins & Voortman Ltd shall be 

implemented in full by the applicant. 
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REASON: In order to ensure the protection and enhancement of Green Infrastructure in the 

County through the provision of green infrastructure elements as part of the design process in 

accordance with relevant policies of the CDP 2022-2028. 

 

3. Landscape Management and Maintenance 

The submitted Landscape and SUDS Management Plan contained within the submitted 

Landscape Architects Report shall be implemented in full by the applicant. The development 

shall be carried out in accordance with the submitted Landscape and SUDS Management Plan. 

The landscape management plan shall be carried out as approved. 

REASON: To provide for the satisfactory future maintenance of this development in the interest 

of visual amenity. 

 

4. SUDS Implementation  

Prior to the occupation of the buildings the submitted SuDS scheme shall be implemented within 

a timescale to be agreed and approved by the Planning Authority and thereafter managed and 

maintained in accordance with the approved details and submitted management and 

maintenance plan. 

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. 

 

5. Ecological Impact Assessment Report 

The recommendations and mitigation measures contained within the Ecological Impact 

Assessment Report prepared by Panther Environmental Solutions shall be implemented in full by 

the applicant.  

REASON: To protect and enhance areas of biodiversity, in accordance with policies relating to 

Biodiversity within the CDP 2022-2028. 

 

6. Tree Condition 

All recommendations of the Arborists report prepared by Veon Ltd shall be implemented. A site 

meeting between all relevant parties (Arborist, Landscape Architect, Foreman, Parks Dept., 

possibly Project manager) should be organized before the start of development on site to agree 

all matters. Only those trees and hedgerows detailed for removal on the Arborists plan, dwg 

“Tree Protection Plan,” submitted to the Planning Authority on 22/12/2022, shall be removed. 

All remaining trees on the site shall be retained and shall be protected from damage for the 

duration of the works on site, to the satisfaction of the Planning Authority in accordance with BS 

5837: 2012. The cell-web no-dig paths shall be constructed in accordance with the standards in 

order to prevent damage to trees to be retained. 

All existing trees/hedges to be retained shall be enclosed by stout protective fencing, as per the 

Arborists report, located at a suitable distance as detailed in BS: 5837 – 2012 - ‘Trees in 

Relation to Construction’. This protective fencing shall be erected before any materials are 

brought onto site and prior to the commencement of any works associated the proposed 
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development. The protective fencing shall be maintained intact and in good order for the 

duration of the construction works. Any damage caused to the protective fence shall be repaired 

immediately. 

No materials shall be stored, no rubbish dumped, no fires lit, and no buildings erected inside the 

protective fence(s), nor shall any changes in ground level be made within the fence(s) unless 

previously agreed in writing by the Planning authority. In the event that trees become damaged 

or otherwise defective during construction period, South Dublin County Council shall be notified 

as soon as reasonably practicable and remedial action agreed and implemented at the 

developers own expense. Any necessary tree felling and surgery works shall be agreed on-site 

with South Dublin County Council prior to the commencement of the development. 

The proposed location of the site compound, and the exact routes of all water mains, foul and 

surface water sewers shall be marked out on site, and agreed with South Dublin County Council 

prior to the commencement of any works on site, so as to minimise damage to trees which could 

result from excavation works, storage of materials and construction of temporary access 

roadway. 

REASON: In the interest of visual amenity and of protection of existing trees and to ensure the 

continuity of amenity afforded by existing trees. 

 

7. Retain Qualified Arborist 

To ensure the protection of trees to be retained within the site, the applicant shall implement all 

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

Arboricultural Method Statement and Tree Protection Plan, in the submitted tree report. The 

clearance of any vegetation including trees and scrub shall be carried out outside the bird-

breeding season (1st day of March to the 31st day of August inclusive) or as stipulated under the 

Wildlife Acts 1976 and 2000. The arborist shall carry out a post construction tree survey and 

assessment on the condition of the retained trees. A completion certificate is to 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. 

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

trees during and after construction of the permitted development. 

 

8. Tree Bond 

A maximum of two weeks from the date of the Commencement Notice and prior to the 

commencement of works on site, a Bond or bank draft to the value of €150,802.07 shall be 

lodged with South Dublin County Council as a security for the protection of the existing trees 

and hedgerows on site which are to be retained, as per the submitted Arborists Report. 

The release of the bond will only be considered: 

i) Upon receipt by SDCC Public Realm Section of a satisfactory post-construction 

arboricultural assessment, carried out by a qualified arborist and provided that the 

hedges/trees proposed for retention are alive, in good condition with a useful life expectancy. 
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i) a minimum twelve months after the completion of all site works once it has been ascertained 

that all trees/hedgerows specified for retention have been preserved in their prior condition 

and have suffered no damage and the developer has complied with the requirements of the 

Planning Authority in relation to tree and hedgerow protection. 

The Council reserves the right to partially or fully sequester this bond in order to undertake 

compensatory planting elsewhere in the vicinity of this site, based on the Councils inspection and 

estimation of the damage caused. 

REASON: In the interest of tree protection and the proper planning and sustainable development 

of the area. 

 

The Planning Authority considers the applicant has satisfactorily responded to the request for 

clarification for additional information for this item. 

 

Item 3: Heritage 

The applicant has submitted a cover letter in an attempt to address the request for clarification of 

additional information. An extract taken from the cover letter submitted states the following: 

 

 

 
 

Based on the information submitted by the applicant the Heritage Officer has issued a report 

recommending a grant with conditions. An extract taken from the Heritage Officers report states 

the following: 

 

I have reviewed the response to this application, and I am pleased to see the revisions as 

submitted.  I am satisfied also that liaison has appeared to occur between the ecological team, 

the bat expert, and the applicant’s lighting team to address overlapping issues regarding 

lighting levels and potential impacts on biodiversity, including on protected bat species.  

 

I can accept the redesign and the proposed implementation measures as indicated in the CAI 

and, should approval be granted, I request that a condition be applied to require a bat 

monitoring programme be undertaken.  This monitoring programme is to include a survey for 
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bats across the site and in particular along the dark corridor of the river, for a period of 5 

years.  This 5 year programme is to include one survey prior to development (including enabling 

operations) and is to cover a period that includes one survey during construction, and with at 

least 3 years post construction, the operating period.  The objective of this programme is to 

assess any impacts on general ecology and bats in particular from the development, and to 

recommend any amendments during and after the programme to ensure the protection of 

protected species in particular.  Each yearly survey is to be forwarded to the SDCC Heritage 

Officer on an annual basis.  

 

The Planning Authority considers the applicant has satisfactorily responded to the request for 

clarification of additional information for this item. 

 

Development Contributions  

• Clubhouse including members bar, changing facilities measures c.963sq.m. 

• Assessable area is nil. 

 

SEA Monitoring Information  

Building Use Type Proposed Floor Area (sq.m) 

Sports Facility – Rugby Club House & Pitches 963sq.m. (as stated) 

Land Type Site Area  

Greenfield 
Stated as 9.6 ha  

 

Conclusion 

Having regard to the provisions of the South Dublin County Council Development Plan 2022-

2028, the Planning Authority is satisfied that subject to conditions the development is consistent 

with the Development Plan provisions and the proper planning and sustainable development of 

the area and accordingly a grant of permission is recommended. 

 

Recommendation 

I recommend that a decision be made pursuant to the Planning & Development Act 2000, as 

amended, for the reasons set out in the First Schedule hereto, to Grant Permission for the said 

development in accordance with the said plans and particulars, subject to the condition(s) 

specified in the Second Schedule hereto, the reasons for the imposition of the said condition(s) 

being as set out in the said Second Schedule. 

 

FIRST SCHEDULE 

 

It is considered that the proposed development accords with the policies and objectives of South 

Dublin County Council, as set out in the South Dublin County Council Development Plan 2022 - 



Comhairle Chontae Atha Cliath Theas 

 
PR/0105/23 

 
Record of Executive Business and Chief Executive’s Order 

 

Pg. 55 

2028 and subject to the conditions set out hereunder in the Second Schedule is hereby in 

accordance with the proper planning and sustainable development of the area. 

 

SECOND SCHEDULE 

 

Conditions and Reasons 

1. Development to be in accordance with submitted plans and details. 

The development shall be carried out and completed in its entirety in accordance with the 

plans, particulars and specifications lodged with the application as amended by Further 

Information received on 31/08/2022 and Clarification of Further Information received on 

23/12/2022, save as may be required by the other conditions attached hereto.  

REASON: To ensure that the development shall be in accordance with the permission, 

and that effective control be maintained. 

2. Ecology Monitoring Including Bat Monitoring. 

A bat monitoring programme shall be undertaken.  This monitoring programme is to 

include a survey for bats across the site and in particular along the dark corridor of the 

river, for a period of 5 years from the date of commencement of development.  This 5 year 

programme shall include one survey prior to development (including enabling operations) 

and is to cover a period that includes one survey during construction, and with at least 3 

years post construction, the operating period.  The objective of this programme is to assess 

any impacts on general ecology and bats in particular from the development, and to 

recommend any amendments during and after the programme to ensure the protection of 

protected species in particular.  Each yearly survey shall be forwarded to the Planning 

Authority (SDCC Heritage Officer) on an annual basis.  

REASON: In the interest of ecology and bat protection and in the interest of proper 

planning and sustainable development. 

3. Parks and Landscaping Requirements. 

1. Implementation of Landscape Masterplan 

The landscaping scheme shown on drawing No. A.03.06.1 Site Layout Plan and 

associated plans 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 (drawing No. A.03.06.1 Site Layout Plan). 

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. 
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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.  

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.  

3. Green Infrastructure Strategy  

The submitted Green Infrastructure Strategy prepared by Cummins & Voortman Ltd shall 

be implemented in full by the applicant. 

4. Landscape Management and Maintenance 

The submitted Landscape and SUDS Management Plan contained within the submitted 

Landscape Architects Report shall be implemented in full by the applicant.  The 

development shall be carried out in accordance with the submitted Landscape and SUDS 

Management Plan. The landscape management plan shall be carried out as approved. 

5. SUDS Implementation  

Prior to the occupation of the buildings the submitted SuDS scheme shall be implemented 

within a timescale to be agreed and approved by the Planning Authority and thereafter 

managed and maintained in accordance with the approved details and submitted 

management and maintenance plan. 

6. Ecological Impact Assessment Report 

The recommendations and mitigation measures contained within the Ecological Impact 

Assessment Report prepared by Panther Environmental Solutions shall be implemented in 

full by the applicant.  

7. Tree Condition 

All recommendations of the Arborists report prepared by Veon Ltd shall be implemented. 

A site meeting between all relevant parties (Arborist, Landscape Architect, Foreman, 

Parks Dept., possibly Project manager) should be organized before the start of 

development on site to agree all matters. Only those trees and hedgerows detailed for 

removal on the Arborists plan, dwg “Tree Protection Plan”, submitted to the Planning 

Authority on 22/12/2022, shall be removed. All remaining trees on the site shall be 

retained and shall be protected from damage for the duration of the works on site, to the 

satisfaction of the Planning Authority in accordance with BS 5837: 2012. The cell-web 

no-dig paths shall be constructed in accordance with the standards in order to prevent 
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damage to trees to be retained. 

All existing trees/hedges to be retained shall be enclosed by stout protective fencing, as 

per the Arborists report, located at a suitable distance as detailed in BS: 5837 – 2012 - 

‘Trees in Relation to Construction’. This protective fencing shall be erected before any 

materials are brought onto site and prior to the commencement of any works associated 

the proposed development. The protective fencing shall be maintained intact and in good 

order for the duration of the construction works. Any damage caused to the protective 

fence shall be repaired immediately. 

No materials shall be stored, no rubbish dumped, no fires lit and no buildings erected 

inside the protective fence(s), nor shall any changes in ground level be made within the 

fence(s) unless previously agreed in writing by the Planning authority. In the event that 

trees become damaged or otherwise defective during construction period, South Dublin 

County Council shall be notified as soon as reasonably practicable and remedial action 

agreed and implemented at the developers own expense. Any necessary tree felling and 

surgery works shall be agreed on-site with South Dublin County Council prior to the 

commencement of the development. 

The proposed location of the site compound, and the exact routes of all water mains, foul 

and surface water sewers shall be marked out on site, and agreed with South Dublin 

County Council prior to the commencement of any works on site, so as to minimise 

damage to trees which could result from excavation works, storage of materials and 

construction of temporary access roadway. 

8. Retain Qualified Arborist 

To ensure the protection of trees to be retained within the site, the applicant shall 

implement all the recommendations pertaining to tree retention, tree protection and tree 

works, as detailed in Arboricultural Method Statement and Tree Protection Plan, in the 

submitted tree report. The clearance of any vegetation including trees and scrub shall be 

carried out outside the bird-breeding season (1st day of March to the 31st day of August 

inclusive) or as stipulated under the Wildlife Acts 1976 and 2000. The arborist shall carry 

out a post construction tree survey and assessment on the condition of the retained trees. A 

completion certificate is to 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. 

9. Tree Bond 

A maximum of two weeks from the date of the Commencement Notice and prior to the 

commencement of works on site, a Bond or bank draft to the value of €150, 802.07 (one 

hundred and fifty thousand eight hundred and two euros and seven cents) shall be lodged 

with South Dublin County Council as a security for the protection of the existing trees and 

hedgerows on site which are to be retained, as per the submitted Arborists Report. 

The release of the bond will only be considered: 

i) Upon receipt by SDCC Public Realm Section of a satisfactory post-construction 
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arboricultural assessment, carried out by a qualified arborist and provided that the 

hedges/trees proposed for retention are alive, in good condition with a useful life 

expectancy. 

ii) a minimum twelve months after the completion of all site works once it has been 

ascertained that all trees/hedgerows specified for retention have been preserved in their 

prior condition and have suffered no damage and the developer has complied with the 

requirements of the Planning Authority in relation to tree and hedgerow protection. 

The Council reserves the right to partially or fully sequester this bond in order to 

undertake compensatory planting elsewhere in the vicinity of this site, based on the 

Councils inspection and estimation of the damage caused. 

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 the CDP 2022-2028. In the interests of residential and visual 

amenity and to ensure full and verifiable implementation of the approved landscape 

design. In the interest of tree protection and in the interest of proper planning and 

sustainable development of the area. 

4. Public lighting 

South Dublin County Council reserve the right to require the applicant to increase the 

brightness of the public lighting in secluded areas should such a need arise. 

REASON: In the interest of proper planning and sustainable dvelopment. 

5. Drainage - Irish Water. 

(a). All works for this development shall comply with the requirements of the Greater 

Dublin Regional Code of Practice for Drainage Works.  

(b). Prior to the commencement of development the applicant or developer shall enter into 

a water  connection agreement(s) with Irish Water.  

(c). Prior to the commencement of development the applicant or developer shall enter into 

waste water connection agreement(s) with Irish Water.  

(d). The water supply and drainage infrastructure, shall comply with the requirements of 

Irish Water.   

(e). There shall be complete separation of the foul and surface water drainage systems, 

both in respect of installation and use. All new precast surface water manholes shall have 

a minimum thickness surround of 150mm Concrete Class B. 

REASON:  In the interests of public health, the proper planning and sustainable 

development of the area and in order to ensure adequate water supply and drainage 

provision. 

6. Aviation 

The applicant shall engage with the Property Management Branch of the Department of 

Defence to undertake a preliminary screening assessment to confirm that the proposed 

development and any associated cranes that would be utilised during its construction 

would have no impact on the safety of flight operations at Casement Aerodrome. 
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REASON: In the interest of safety and in the interest of proper planning and sustainable 

development. 

7. Minimise Air Blown Dust. 

During the construction and or demolition phase of the development, Best Practicable 

Means shall be employed to minimise air blown dust being emitted from the site.  This 

shall include covering skips and slack-heaps, netting of scaffolding, daily washing down 

of pavements or other public areas, and any other precautions necessary to prevent dust 

nuisances.  The applicant/developer shall comply with British Standard B.S. 5228 Noise 

Control on Construction and Open sites and British Standard B.S. 6187 Code of Practice 

for demolition. 

REASON:  In the interest of public health and to uphold the Council’s policies set out in 

the South Dublin County Council Development Plan. 

8. Construction Noise and Hours. 

To control, limit and prevent the generation of unacceptable levels of Environmental 

Noise Pollution from occurring during construction activity, no Equipment or Machinery 

(to include pneumatic drills, on-site construction vehicles, generators, etc.) that could give 

rise to unacceptable levels of noise pollution as set out generally for evening and night-

time in S.I. No. 140/2006 - Environmental Noise Regulations 2006 shall be operated on 

the site before 7.00 hours on weekdays and 9.00 hours on Saturdays nor after 19.00 hours 

on weekdays and 13.00 hours on Saturdays, nor at any time on Sundays, Bank Holidays or 

Public Holidays. 

Any construction work outside these hours that could give rise to unacceptable levels of 

noise pollution shall only be permitted following a written request to the Planning 

Authority and the subsequent receipt of the written consent of the Planning Authority, 

having regard to the reasonable justification and circumstances and a commitment to 

minimise as far as practicable any unacceptable noise outside the hours stated above.  In 

this respect, the applicant or developer shall also comply with BS 5228:2009 Noise and 

Vibration Control on Construction and Open Sites, and have regard to the World Health 

Organisation (WHO) – Guidelines for Community Noise (1999). 

The applicant or developer shall also endeavour to engage in local consultation in respect 

of any noise sensitive location within 30 metres of the development as approved prior to 

construction activity commencing on site.  Such noise sensitive locations should be 

provided with the following: 

- Schedule of works to include approximate timeframes 

- Name and contact details of contractor responsible for managing noise complaints 

- Hours of operation- including any scheduled times for the use of equipment likely to be 

the source of significant noise. 

REASON: In the interest of public health by the prevention of unacceptable levels of 

noise pollution which could interfere with normal sleep and rest patterns and/or when 

people could reasonably expect a level of quietness, the proper planning and sustainable 

development of the area and to uphold the Council’s amenity policies set out in the South 
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Dublin County Council Development Plan. 

 

 

NOTE: The applicant is advised that under the provisions of Section 34 (13) of the 

Planning and Development Act 2000 (as amended) a person shall not be entitled solely 

by reason of a permission to carry out any development. 

NOTE: The requirements of the HSE Environmental Health Officer shall be ascertained 

prior to the commencement of development in the interest of public health. 

NOTE: The applicant or developer should ensure that all necessary measures shall be 

taken by the contractor to prevent the spillage or deposit of clay, rubble or other debris on 

adjoining roads during the course of the works and to ensure that any such instances 

arising are remedied immediately. 

NOTE: A Roads Opening Licence must be obtained from South Dublin County Council 

prior to the commencement of any works in the public domain in order to comply with 

the Roads Act 1993, Section 13, paragraph 10.  Under this Act, non-compliance 

constitutes an offence. 

NOTE: The applicant shall notify the Irish Aviation Authority and the Department of 

Defence regarding any cranes likely to penetrate ICAO surfaces. 
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REG. REF.  SD22A/0081 

LOCATION:  Kingswood Farm, Moneenalion Commons Lower, Clondalkin, Dublin 22 

 

 

 

 

 

 

_____________________ 

Jim Johnston, 

Senior Executive Planner 

 

     

 

 

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

amended, to Grant Permission for the reasons set out in the First Schedule above, 

in accordance with the said plans and particulars, subject to the condition(s) 

specified in the Second Schedule above, the reasons for the imposition of the said 

condition(s) being as set out in the said Second Schedule is hereby made. 

 

 

 

Date:  ________________________    __________________________ 

                   Gormla O'Corrain,  

Senior Planner 

 

30/01/23


