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PLANNING DEPARTMENT

Report prepared in accordance with Part Xl of the Planning and Development Act
2000, as amended and Part 8 of the Planning and Development Regulations 2001 as %
amended )

Development proposed by, on behalf of, or in partnership with Local Authority

Report for submission to the members, prepared in accordance with Part Xl, Section
179, Sub-section (3)(a) and (3)(b) of the Planning and Development Act 2000 as

amended.

Type of Development:

Refurbishment of an existing 1 bed semi-
detached single storey house to
wheelchair accessible 2 bed dwelling
including works to the party wall. Works
also include construction of a new 3 bed
single storey detached house on the
remainder of the site.

The proposed development involves
construction of a single shared entrance
including new boundary hedges and
fences, and carparking areas, site
development works including landscaping,
drainage, ancillary site services and
reinstatement of public footpath along the
R448

Site address

Skenagun, Castledermot, Athy, Co. Kildare

Development proposed by:

Housing Department

Display period:

Advertised in the Leinster Leader on 2™
April 2024
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Part 8 site notices were fixed at the site on
2" April 2024

Public display period from 37 April 2024 to
2" May 2024

Submissions/observations due by 4pm on
16t May 2024

Submissions/observations

Kildare County Council received 2 public
submissions, 7 reports were received from
internal departments within KCC and 3
reports/comments from Prescribed Bodies

Part 8 Reference Number

P8 2024-09

1. Site Location & Context

The application site is located along the R448 less than 500m to the north of the
designated Small Town boundary of Castledermot. The site comprises a single storey
semi-detached dwelling with a detached storage shed to the rear which is proposed
to be demolished. There are existing dwellings to the north and south of the site while
the lands bounding the site to the west are in agricultural use. The site has a stated

area of ¢. 0.24 Ha.

*EN

Fig. 1 - Site Location — shaded in orange
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Fig 2 - Site Location (shaded in orange)

2. Description of the proposed development
The proposed development comprises:

“The refurbishment of an existing 1 bed semi-detached single storey house to
wheelchair accessible 2 bed dwelling including works to the party wall. Works
also include construction of a new 3 bed single storey detached house on the
remainder of the site.

The proposed development involves construction of a single shared entrance
including new boundary hedges and fences, and carparking areas, site
development works including landscaping, drainage, ancillary site services and
reinstatement of public footpath along the R448.”

3. Planning History
None on the application site.

Lands adjoining the site to the north

Pl. Ref. 20/54 — Planning permission was granted for a single storey extension to the
side of existing single storey dwelling, 2 no. roof lights to the front facade, use of
existing onsite services and all associated site works at No. 478 Skenagun,
Castledermot, Co. Kildare.
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4. Supporting Documents
The proposal is accompanied by the required plans and particulars, in addition a
number of documents have been included, namely:

- Kildare County Council Part 8 Application Form
- Newspaper Notice

- Site Notice

- Schedule of Documents

- Privacy Statement

- Circulation List

- EIA Screening and EIA Determination

- AAScreening and AA Determination

- Engineering Report

- Architectural Drawings

5. Referrals and Consultations
The referrals and consultation process are summarised and outlined in the
‘Submissions Report’ prepared by the Housing Department.

The following submissions have been received.

Internal KCC Departments/Sections

Water Services: No objection, subject to conditions

Transport Mobility & Open Spaces Department: No objection, subject to conditions
Environment: No objection, subject to conditions

Environmental Health Officer: No objection

Parks: No objection

Strategic Projects & Public Realm: No objection, concerns raised in relation to a
number of items including the proposed layout. However, it is further noted in the
submission that they are “not strictly public realm issues”.

Fire Service: No objection

Prescribed Bodies:

EHO: No objection

Transport Infrastructure Ireland: No observations

Uisce Eireann: No objection, subject to conditions
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Elected Representatives Submissions/Observations

None

Public submissions

- Michael Bolger
- Paddy Byrne

The response to each of the items raised in the third party submissions is contained in
the report in Appendix 2.

6. Policy Context
Kildare County Development Plan 2023 - 2029

Chapter 2 — Core Strategy and Settlement Strategy
Chapter 3 — Housing

Chapter 5 — Sustainable Mobility and Transport

Chapter 13 — Landscape, Recreation & Amenity

Chapter 14 — Urban Design, Placemaking and Regeneration
Chapter 15 — Development Management Standards

Relevent Government Policy
e Project Ireland 2040 — National Planning Framework (NPF)

» Regional Spatial and Economic Strategy 2019-2031 (RSES) for the Eastern and
Midland Regional Area

e Urban Development and Building Heights-Guidelines for Planning Authorities,
2018, Department of Housing, Planning and Local Government

e Flood Management Guidelines, ‘The Planning System and Fiood Risk
Management, Guidelines for Planning Authorities November 2009’

e Quality Housing for Sustainable Communities, 2007 Department of the
Environment. Heritage and Local Government

» Sustainable Residential Development In Urban Areas - Guidelines for Planning
Authorities, Department of Environment, Heritage and Local Government
(December 2008).

e Urban Design Manual; A Best Practice Guide, A Companion Document to the
Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas, Department of the Environment, Heritage and Local
Government, (2008)
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e Design Manual for Urban Roads and Streets Department of the Environment,
Community and Local Government and Department of Transport, Tourism and

Sport (2018)

e The Planning System and Flood Risk Management - Guidelines for Planning
Authorities, Department of the Environment, Heritage and Local Government

& OPW, (2009)

Built / Natural Heritage

Built Heritage None on site

Archaeological Heritage | None identified on or near site

Natural Heritage c. 260m from the River Barrow and River Nore SAC
Landscape Character Eastern Transition: Class 2 Medium Sensitivity.

Areas with the capacity to accommodate a range of
uses without significant adverse effects on the
appearance or character of the landscape having
regards to localized sensitivity factors.

Flood The site is not located within a flood zone and there are
no historical records of flooding at the site according to
the OPW mapping

7. Assessment

Proposed Development
The proposed development consists of the following:

“The refurbishment of an existing 1 bed semi-detached single storey house to
wheelchair accessible 2 bed dwelling including works to the party wall. Works
also include construction of a new 3 bed single storey detached house on the
remainder of the site.

The proposed development involves construction of a single shared entrance
including new boundary hedges and fences, and carparking areas, site
development works including landscaping, drainage, ancillary site services and
reinstatement of public footpath along the R448.”

The site is located less than 500m to the north of the designated Small Town boundary
of Castledermot on unzoned lands. The site has a stated area of c. 0.24 ha.
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Fig 3 — Proposed Site Layout Plan

The proposed development includes the construction of a single storey detached
dwelling with 3 no. bedrooms (Unit A). The proposed floor area of Unit Ais 101.2 sqm.

It is also proposed to renovate an existing 1-bedroom single storey semi-detached
dwelling (Unit B) to provide a 2-bedroom dwelling with wheelchair access. The
proposed floor area of Unit B is 85.4 sqm. Sufficient storage space has been provided.

The existing building line is being maintained. External finishes include a mix of natural

stone and render which is considered acceptable. The height of the proposed units
(single storey) is considered acceptable.
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Fig 4 — House Type A — Proposed Front Elevation
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Fig 5 — House Type B — Proposed Front Elevation

It is considered that the proposed development would not significantly impact the
visual or residential amenities of the surrounding areas.

Local Need

Policy HO P11 seeks to “Facilitate, subject to all appropriate environmental
assessments proposals for dwellings in the countryside outside of settlements in
accordance with NPF Policy NPO 19 for new Housing in the Open Countryside in
conjunction with the rural housing policy zone map (Map 3.1) and accompanying
Schedule of Category of Applicant and Local Need Criteria set out in Table 3.4 and in
accordance with the objectives set out below. Documentary evidence of compliance
with the rural housing policy must be submitted as part of the planning application.”

In this regard, compliance with Local Need Criteria as set out in Table 3.4 of the Kildare
County Development Plan 2023-2029 will need to be demonstrated for the proposed
new dwelling.

Landscaping
All private open space complies with the standards set out in the Kildare County

Development Plan 2023-2029. A new low level wire fence with selected native
hedging is proposed along the front boundary of the site. A new timber post and
tension mesh fence and selected native hedging is proposed between the two
dwellings. A third party submission received raised concerns in relation to the
property division to the rear. The Housing Department in their response have stated
that “the corrugated iron sheeting can be removed and replaced with timber panel

fence.”

A report has been received from the Parks Department of Kildare County Council
noting no objection to the proposal.
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Access
There is an existing entrance to the existing cottage on site off the R448 road. The
proposal provides for a new shared entrance for the 2 no. dwellings.

Reports have been received from the Transport Mobility & Open Spaces Department
who have noted no objection, subject to conditions.

Water and Wastewater
It is proposed to discharge of foul and soiled water to the public wastewater pipeline.

The Water Services Department and the Environment Section of Kildare County
Council have provided reports recommending no objection, subject to conditions.

Appropriate Assessment

An Appropriate Assessment Screening was completed in compliance with the
requirements of Article 6(3) and 6(4) of the Habitats Directive 92/43/EEC. The
Appropriate Assessment Screening report concluded that the proposed development
would not give rise to any significant effects to designated sites.

EIAR

An EIAR screening report was also included with the application. The report concluded
that in consideration of the above involving appraisal of characteristics and the
location of the proposed development and characteristics of potential impacts and
having regard to Annex lll criteria of the EIA Directive it is concluded that an EIAR is
not required for the proposed development.

Conclusion
Having regard to:
= The provisions of the Kildare County Development Plan 2023—2029
= Kildare County Council internal departmental reports
=  Prescribed Bodies reports
» The AA Screening report
* The EIA Screening Report
= The location of the proposed development
= The nature and extent of the proposed development;
= The recommendations set out below.

It is considered that the proposal would be in accordance with the provisions of the
Kildare County Development Plan 2023 —2029 and would therefore be in accordance
with the proper planning and sustainable development of the area.

Recommendation

It is recommended to the Mayor and Members of the Athy Municipal District that the
proposed development be proceeded with, subject to the modifications set out
below.
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1. The proposed development shall be carried out in accordance with the plans
and particulars placed on public display on 37 April 2024, except where altered
or amended by the following modifications.

2. The proposed development shall be occupied by persons who comply with
Local Need Criteria as set out in Table 3.4 of the Kildare County Development
Plan 2023-2029. Details of the intended occupants local need compliance shall
be submitted to the Planning Authority for written agreement prior to the
commencement of development.

3. The proposed development shall not impair existing land or road drainage.

4. Finishes shall be in accordance with the drawings submitted and details of
finishes including doors, rainwater goods and window frames shall be agreed
in writing with the planning office prior to their installation.

5. Boundary treatments shall be agreed in writing with the Planning Authority
prior to their installation.

6. Final details regarding the requirements of the Council’s Environment
Department, as identified in their submissions and responded to by the
Housing Department in its report on submissions, {included as Appendix 2 of
this Report), shall be agreed prior to commencement of development.

7. Final details regarding the requirements of Uisce Eireann and the Water
Services Department as set out in their report and responded to by the Housing
Department in its report on submissions, {included as Appendix 2 of this
Report), shall be agreed prior to commencement of development.

8. Final details regarding the details of design and traffic management of the
works, pavement materials, roads, vehicular access footpaths, parking and
cycle spaces, public lighting etc as raised by the Transportation Department in
their Reports and responded to by the Housing Department in its report on
submissions and included as Appendix 2 of this Report shall be agreed prior to
commencement of development.

9. A Stage 2 and Stage 3 Roads Safety Audit shall be carried out by an
independent approved and certified Auditor on the completed works as raised
by the Transportation Department in their Reports and responded to by the
Housing Department in its report on submissions and included as Appendix 2
of this Report shall be agreed prior to commencement of development.

10. An Acoustic Noise Assessment will be carried out in accordance with Building
Regulation requirements.

11. Final details regarding a root management plan and landscaping shall be
agreed with Transportation Department to ensure that [andscaping and roots
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do not interfere and damage shared surfaces, prior to commencement of
development.

12. A Construction Management Plan should be submitted before the works
commence.

13. Site development works shall be confined to the hours of 07:00 to 18:00
Monday to Friday and 08:00 to 14:00 on Saturdays. No site development works
shall take place outside of these hours, or on Sundays or Public Holidays. Any
alteration to these times shall be subject to the prior written consent of the
Planning Authority.

Signed: Date: 21/06/2024

) N
Laness ‘;,,‘Lza

Assistant Planner

Signed:

g ) Jilil,

A/Senior Executive Planner

25/06/2024

Aoife Br&ga; ( !

A/SP
25/06/24

Alan Dunney
Director of Services
25/06/2024

Sonya Kavanagh
Chief Executive
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APPENDIX 1
APPROPRIATE ASSESSMENT and ENVIRONMENTAL IMPACT ASSESSMENT
SCREENING REPORT

Part 8 Reference P8 2024-09



COMHAIRLE CONTAE CHILL DARA
KILDARE COUNTY COUNCIL

Record of Executive Business and Chief Executive’s Orders

Planning and Development Act 2000 (as amended) — Part XI
Planning and Development Regulations 2001 (as amended) — Part 8

Development at Skenagun, Castledermot, Athy, Co. Kildare.

Environmental Impact Assessment (EIA) Screening Determination

Pursuant to the requirements of the above, Kildare County Council is proposing development
at Skenagun, Castledermot, Athy, Co. Kildare. The development is comprised of the
following:

The refurbishment of an existing 1 bed semi-detached single storey house to wheelchair
accessible 2 bed dwelling. Works also include construction of a new 3 bed single storey
detached house on the remainder of the site. The proposed development also includes a
single shared entrance including new boundary hedges and fences, and carparking areas, site
development works including landscaping, drainage, ancillary site services and reinstatement
of public footpath along R448.

Having regard to EIA Directive 2011/92/EU as amended by Directive 2014/52/EU (the EIA
Directive), the guidance contained in: “Environmental Impact Assessment (EIA) Guidance for
Consent Authorities regarding Sub-Threshold Development” (published by the Department of
Environment, Heritage and Local Government in 2003); “Environmental Impact - Assessment
of Projects - Guidance on Screening” (published by the European Commission in 2017);
“Guidelines for Planning Authorities and An Bord Pleandla on carrying out Environmental
Impact Assessment” (published by the Department of Housing, Planning and Local
Government in 2018); and on the basis of an examination of the Part 8 drawings and
documents and of the objective information provided in the Environmental Impact
Assessment Screening Report by Mary O’Connor Consultant Ecologist/Environmental
Scientist, Kildare County Council, as the Competent Authority, determines that the proposed
residential development at Skenagun, Castledermot, Athy, Co. Kildare, individually, and in
combination with other plans and projects, does not require an Environmental Impact
Assessment.

Full consideration is given to the EIA Directive and in particular to Annex |, Il and Il of that
Directive, which set out requirements for mandatory and sub-threshold EIA.

As the proposed development is sub-threshold, it has, therefore, been assessed on a case-by-
case basis in accordance with the criteria for determining whether or not a development
would or would not be likely to have significant effects on the environment as outlined within
Annex lll of the EIA Directive.

Having regard to the foregoing and in particular:



e The location and environmental sensitivities of the site;

® The size and design of the whole project;

e Cumulation with other existing and/or proposed projects;

® The use of natural resources, in particular land, soil, water and biodiversity;
e The production of waste;

e Pollution and nuisance;

The risk of major accidents and/or disasters which are relevant to the project concerned,
including those caused by climate change, in accordance with scientific knowledge; and
e The risk to human health (for example due to water contamination or air pollution).

It is considered that the environmental effects arising from the proposed project will generally
be localised and minor in nature. It is considered that the proposed development is not likely
to give rise to significant environmental impacts and does not require an Environmental
Impact Assessment Report to be prepared or an Environmental Impact Assessment to be
conducted.

Abbic— &a\&mf\

Abbie Baldwin
Assistant Planner
22/03/2024

MM_

Bébh O’Shea
Senior Executive Planner

25/03/2024
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ORDER: That Kildare County Council as the Competent Authority hereby makes a
determination that the proposed residential development at Skenagun, Castledermot, Athy,
Co. Kildare, would not be likely to have significant effects on the environment and that the
proposed project does not require an Environmental Impact Assessment.

bl

Chié xecutive

Date: ;MO \




COMHAIRLE CONTAE CHILL DARA
KILDARE COUNTY COUNCIL

Record of Executive Business and Chief Executive’s Orders

Planning and Development Act 2000 (as amended) — Part XAB
Planning and Development Regulations 2001 (as amended) — Part 8

Residential Development at Skenagun, Castledermot, Athy, Co. Kildare.
Appropriate Assessment (AA) Screening Determination

Pursuant to the requirements of the above, Kildare County Council is proposing a residential
development at Skenagun, Castledermot, Athy, Co. Kildare. The proposed development will
involve the refurbishment of an existing 1 bed semi-detached single storey house to
wheelchair accessible 2 bed dwelling. Works also include construction of a new 3 bed single
storey detached house on the remainder of the site. The proposed development also includes
a single shared entrance including new boundary hedges and fences, and carparking areas,
site development works including landscaping, drainage, ancillary site services and
reinstatement of public footpath along R448.

A description of the proposed development has been provided in Section 2 of the Appropriate
Assessment Screening Report and with drawings provided with the Part 8 application.

Having regard to Article 6(3) of the Habitats Directive and Part XAB of the Planning and
Development Act 2000 (as amended), the guidance contained in the document entitled
“Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning Authorities”
(published by the Department of Environment, Heritage and Local Government in 2009) and
following an examination of the objective information provided in the Appropriate
Assessment Screening report by Altemar Ltd. Kildare County Council, as the Competent
Authority, determines that the proposed residential development at Skenagun, Castledermot,
Athy, Co. Kildare, individually or in combination with other plans and projects, does not have
the potential to give rise to likely significant effects on European sites, their conservation
objectives or integrity, and therefore does not require an Appropriate Assessment.

Key points in the determination —

e The proposed development site is not located within any Natura 2000 sites, so there
is no risk of habitat loss, fragmentation or any other direct impacts.

e The River Barrow and River Nore SAC is c. 250m from the site; all potential pathways
surface water and groundwater pathways have been ruled out.

e Foul water from the proposed housing units will enter the public treatment system
and treated under licence at Castledermot WWTP and surface water retained on site
to infiltrate.

It is therefore highly improbable that a project of this nature and scale will have any
measurable impact on the qualifying interests of Natura 2000 sites.



Therefore a Stage 2: Appropriate Assessment will not be required to inform the project

appraisal either alone or in combination with other plans or projects, with respect to any
Natura 2000 sites and their Conservation Objectives.

Signed:

/]bb'w— &a\&uiv\

Abbie Baldwin

Assistant Planner

22/03/2024

Bébhinn O’Shea
Senior Executive Planner

25/3/2024

Aoife Brangan
A/SP

25/03/24
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ORDER: That Kildare County Council as the Competent Authority, having considered
the AA Screening Report prepared by Altemar Ltd on behalf of Kildare County Council, makes
a determination that a Stage 2: Appropriate Assessment will not be required to inform the
Residential Development at Skenagun, Castledermot, Athy, Co. Kildare, either alone or in

combination with other plans or projects, with respect to any Natura 2000 sites and their
Conservation Objectives.
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APPENDIX 2

SUBMISSIONS REPORT
PREPARED BY HOUSING SECTION
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