KILDARE COUNTY COUNCIL

PLANNING DEPARTMENT

Report prepared in accordance with Part X| 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 XI, Section 1789,
Sub-section (3)(a) and (3)(b) of the Planning and Development Act 2000 as amended.

Type of Development Proposed residential infill scheme

Site Location 1 Patrician Avenue, Naas, Co. Kildare, W91 NF2C

Development proposed by | Housing Department

Display period Advertised in the Nationaiist and in the Leinster
Leader on the 12" April 2022

Public display period from 13" April 2022- 11" May
2022

Submissions to be made by 25" May 2022

Submissions/observations | 12 No. submissions received.

A report on the submissions is included in Appendix
B.

A list of people who made submissions/observations
is provided in Appendix C

Part 8 Reference Number P82022.08
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1. Site Location & Context

The proposed site is in the Eastern part of Naas town settlement near the junction of
Patrician Avenue and the Kilcullen Road (R448). The site is within the 600m distance from
the town centre. The proposed site area for this development is 0.06ha (approx.) and is
zoned B: Existing Residential/Infill in the Naas Local Area Plan. The site includes an existing
2 storey semi-detached dwelling, a building structure and garden shed.

IMAGE 1. VIEYY FROM PATRICIAN AVYENUE-FRONT OF EXISTING
HOUSE
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IMAGE 2. VIEW FROM KILLCULLEN ROAD R448

IMAGE 3. EXISTING SINGLE STOREY STRUCTURE TO BE DEMOLISHED

2. Description of the Proposed Development

The scheme comprises of 2 elements. Refurbishment with extension to the existing dwelling
for a family with a specific need. This dwelling provides a ground floor accessible bedroom

and sanitary facilities making it an ideal lifetime home for inclusion into Kildare County
Councils Housing stock.

Demolition of existing single storey structure and the construction of an infill social
housing scheme consisting of 2 number one-bed apartments with own door access.

The proposed works comprises of the following

a. demolition of existing detached single storey building in the side garden of existing
dwelling,

b. demolition of single storey extension to rear of existing semi-detached dwelling,
c¢. demolition of single storey shed in rear garden,

Part 8 Report P82022.08



d. demolition of parts of site boundary and the construction of replacement site

boundaries and combined site entrance,

Tree surgery and removal of existing trees and overgrowth,

Refurbishment, internal alterations, and construction of a single-storey extension to

the rear of existing two storey semi-detached dwelling,

g. construction of 2 new apartment units in a two-storey block in the side garden of
existing dwelling,

h. all associated site-works including subdivision of site to accommodate new two
storey apartment block, new site boundaries, combined site entrance and associated
tying in with existing road and path network including new speed ramp, new
landscaping, private, semi-private open space, shared surfaces, site drainage, car
parking, public lighting, ancillary site services and development works above and
below ground.

o

1S B Em—— SITE BOUNDARY
- cmmmmm— LANDS [N GAWNERSHIP OF KCC
e o s o e AREA WHERE WORKISTO BE
o ~ sosmwe | CARRIED OUT IN ACCORDANCE
2 g . VAITH T ROAD CONSTRUCTICH
waf WL L DETAILS AS DIRECTED NEY AREA
# ENGINEER
2 — — = = EQSTING FOLL DRAIN
: e e PRDOODSED FOUL DRAIN
B — — e PROSOSED SURFACE DRAN
I
;3
: P
| S | HEw
/,, 0 T T T STRUCTURE TO B2 DEUOLISHED
=
L _ _ 3 STRUCTURETOEE RETAINED

Figure 2 — Proposed site layout

3. Supporting Documents

The proposal is accompanied by the required plans and particulars and in addition:

Kildare County Council Part 8 Application form
Detailed Project Description

AA Screening Report & Determination

EIA Screening Report & Determination

Design Statement

Housing Report
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4. Referrals and Consultations

The referrals and consultation process.has been summarised in the-‘Submission Report’ -
prepared by the Housing Department and an appropriate response to submissions and
issues raised is contained in Appendix A of the report. There were 12 submissions received
in total and the breakdown is‘as followss: 38 ot A

o Public Representétives:
None received

Kildare Courity" Souincil Intefnal Sections:

- ction

c: lic Realm Team - Planning
d. Parks Section. ... T =

e. Roads, Transportation + Public Safety
f.  Architectural Conservation Officer - Planning
 Prescribed Bodies:

a. Bord Failte :

b. Transportation infrastructure Ireland ‘

c. lIrish Water ‘ : '

d. Environmental Health Officer

e Public Subrnissions:

a. Mary Angela Garrett

b. Gerard Delaney

5. Planning History

09/500013: Permission granted for development consisting of demolition of existing single
storey house and construct two-storey dwelling and all ancillary site-works. All at 1 Patrician
Avenue, Naas, Co K_ilcjare. ' %

UBPSDGOOQ:'Permission'Refused for the demolition 'o'f’exis'fi’n'Q single s'toféy substand_ard
dwelling 2) outfine p.p to erect new 2 storey 4. Bed dwelling connected to public services.
Refused for traffic hazard issues.

6. Policy Context

Kildare County Development Plan 2017 — 2023
Chapter 3- Settlement Strategy

Chapter 4-Housing =~ =~

Chapter 6- Movement and Transport

Chapter 13- Natural Heritage & Green Infrastructure
Chapter 14- Landscape, Recreation & Amenity
Chapter 15- Urban Design Guidelines

Chapter 17-Development Management Standards
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Naas Local Area Plan 2021 — 2027
The subject site is zoned B — ‘Existing/Infill Residential’ To protect and enhance the amenity
of established residential communities and promote sustainable intensification

Figure 3 — Zoning
The following policies/objectives of the Kilcullen LAP 2014-2020 are of particular relevance
to the proposed development:

Chapter 4 — Homes and Communities

To facilitate and deliver liveable, high-quality, nearly zero-energy, integrated residential
development that provides for an appropriate demographic mix in tandem with the delivery of
good social and physical infrastructure to support the development of vibrant and diverse
communities

Policy HC1: It is the policy of the Council to ensure that sufficient land is available at
appropriate locations to satisfy the County Core Strategy growth allocation for Naas, to
ensure Naas maintains its status as one of Kildare’s Key Towns and that good quality
housing is provided.

Objective HCO 1.1: Support new residential development and infill development that occurs
in tandem with the delivery of supporting physical and social infrastructure.

Objective HCO1.3: Encourage the appropriate redevelopment of brownfield and infill sites
for residential uses within the footprint of the existing built-up area.

Policy HC2: It is the policy of the Council to ensure that all new residential development

provides for a sustainable mix of housing types, sizes and tenures and that new
development complements the existing residential mix.
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Objective HCO2.1: Require that a good mix of housing types and sizes is provided.in all
new residential areas and in appropriate brownfield/infill areas, to meet the needs: of the
population of Naas, including the. provision. of appropriate supported housing and:longer-
term residential care solutions designed for older people and/or people with disabilities.

Relevant Government Policy
* Project ireland 2040 — National Planning Framework (NPF)

¢ Regional Spatial and Economic.Strate-gy' 2019-2031 (RSES) for the Eastern and
Midland Regional Area T

e Urban Development and Building Heights-Guidelines fbr-'.PIanning Authorities, 2018,
Department of Housing, Planning and Local Goverfiment

e Sust_ajin'a_ble'Ufbari .Housing: Design -'Sf,:tandarcls,foi'. Néw_Apartments Guidelines for

Planning Authorities 2018, Department of Housing, Local Government and Heritage

° FIotﬁd"Ménag'Ement Guidelines, ‘The Planning System and Flood Risk Management,

Guidelines for Planning Authorities November 2009"

°  Quality Housing for Sustainable Communities, 2007 Department of the Environment.
Heritage and Local Goverriment

Authorities, Department of Environment, Heritage and Local Government (December
2008).

e Sustainable Residential Development In Urban Areas - Guidelines for Planning

©  Urban Design Manual; A Best Practice Guide, A Companion Documerit to the
Guidelines for Planning Authorities on Sustainable Resi_'de,ntial_Deyelqlpmenr_t-‘ in Urban
Areas, Department of the Environment, Heritage and Local Go,vernment, (2008)

o Design Manual for Urban Roads and Streets Department of the Environment, ;
Community and Local Government and Department of Transport, Tourism and Sport
(2018) : _

o Thé,:P-lanni'ng'fS'ystem and Flood Risk Management - Guidelines fo_r Planning Authorities
Department of the Environment, Heritage and Local Government & OPW, (2009)
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Built / Natural Heritage

Built Heritage There are no protected structures in the vicinity of the
o site. * o
Archaeological The site is located -approximately 2560m south of the |
Heritage National Monuments Service Record of Monuments and
Places referred to as-a castle / motte,
Natural Heritage No SAC or SPA in close proximity to the subject site.

Thé nearest Natura 2000 are Mouds Bog-and Red Bog
Special Areas of Conservation (SACs), which are
located approximately 8.2 and 8.5km to the east and
‘west respectively. : ' :

An Appropriafe Assessment Screening Report was
uridertaken by the Applicant. The outcome of the AA
Scréshing is that there is no requirement for an
Appropriate Assessment. The Planning Department
agrees with the. findings and. conclusions of the AA
Screening.

Flood The site is not located within aflood zone and there
are no historical records of flooding at the site
according to the OPW CFRAMS online mapviewer |

7. Assessment

The site is Zohed B — Existing/Infill Residential with the objective To protect and enhance
the amenity of established residential communities and promote sustainable intensification’.
Therefore, the principle of the development of 3 no. residential units on lands zoned existing
residential / infill is-acceptable.

The justification and benefit of the proposed development has been set out in the Part 8
Design statement and Submission Report prepared by the Housing Department. Kildare
County Couricil agrees with the rationale put forward.

Design, Layout & Impact on existing residential amenity

The site has a stated area of 0.06Ha. The development proposes 3 no. units with open space
to the sidefrear and 5 car parking spaces to the front. The 3. rio units proposed are as follows:

e 1 no. five-bedroomed detached two storey dwelling
s 2 no. one-bedroom two storey building block

It is proposed to access the site via the existing entrance at Patrician Avenue
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Figure 4 - Proposed floor plans

The proposal development comprises of 2 elements including the refurbishment of the
existing house with a new extension to the rear to provide for a family with special need. The
second element is the demolition of the existing single storey structure and construct an infill
social housing building consisting of 2 number one-bed apartments with own door access.

The proposal maintains the existing building line of the existing dwelling. The overall scheme
enhances the existing dwelling, improves site boundaries and creates a strong built form
corner of high architectural quality using materials that are reflective of the surrounding area.

There are houses east of the site and the design of the units are sympathetic to the existing
pattern of development in the area and the units will be finished with material matching the
existing context with black roof slate profiles.

Having regards to the design and setting of the units, it is considered that no overlooking or
loss of residential amenity will occur as a result of the proposed development.

Public and Private Open Space

While the exact size of the private open space to the rear of each unit has been provided it
appears that it is in compliance with the standards set out in chapter 17 of the Kildare
County Development Plan, 2017-2023.

Bin Storage
Itis noted that each house has a rear passage and bins can be stored in the rear gardens of
each building.

Car Parking

5 no. parking spaces are provided to the front of the units immediately off the entrance at
Patrician Avenue. The Roads, Transportation and Public Safety Department has no
objection to this.
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Appropriate Assessment -

An Appropriate Assessment Screening was carried by the Applicant 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 thatthere is rio requirement for.an Appropriate . .
Assessment. S - b N S

EIAR

An EIAR screening report was also included with the application. The report concluded that
the housing development falls significantly below the threshold set out in Class 1(b)(i) in Part
2 of Schedule 5 of the Planning and Development Regulations 2001 (as amended) and that
the proposed development site can accommodate the development without significant .
impact or the need for a detailed EIAR... . < o ' o

Access and Traffic Management ~ - : o Ser o fpooa Bk s
The Roads and Transportation Department has no objection to the.proposed development
subject to a consulting engineer being appointed by KCC Housing, a co tion.- - t

in accordance
with DMURS and other-conditions as set out in Appendix A of the Submission Report by -
Housing

managemerit plan prepared, roads/footpaths/turning areas/corner rad

Water and Wastewater o o
Both foul and surface water connections are proposed to connect to-existing services
infrastructure. Water services has no objections subject to modifications set out in Appendix
A of the Submission Report by Housing.
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Conclusions

'Ha.ving regard fo:

The provisions of the Kildare County Development Pian 2017 —2023,

The Naas Local Area Plan 2021-2027, |

Kildare County Cauncil's internal departmental reports and Prescribed Bodies
reports,

The EIAR Screening Report,

The AA Screening Report, SRt
Appendix B Submissions Report and the responses to the items/issues raised, -
Appendix C List of people who made public submissions, '

The location of the proposed development,

The nature and extent of the proposed development and

The recommendations set out below,

Itis considered that the proposéd Part 8

9.

Would be iri accordance with the provisions of the Kildare County Development Plan
2017-2023 and the Naas Local Area Plan 2021-2027 and would therefore be in
accordance with the proper planning and sustainable development of the area,

Recommendation

Itis recommended to the}h{iéyor and Members -of the Naas Municipal District that the
proposed Part 8 be proceeded with, subject to the modifications set out below.

1

The proposed development shall be carried out in accordance with the plans and
particulars placed on public display on 13" April 2022, except where aitered or
amended by the following modifications.

All. dwelling units shall be provided with the minimum storage requirements set
out in the Kildare County Development Plan 2017-2023 or as agreed with the
Planning Department.

The proposed developiment shall not impair existing land or road drainage.

The naming of the scheme shall reflect the local cultural/natural heritage of the
area.

The modifications as detailed in the Parks, Roads and Transportation,
Environmental Health and water Services Department report and responded to by
the Housing Department in its report on submissions, shall be agreed prior to
commencement of development.

A Construction Management Plan should be submitted before the works
commernce.

In the interests of residential amenity the hours of construction activities on the site-
shall be restricted from Monday to Friday 07.00 - 18.00, Saturday 08.00 - 14.00 or
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as agreed with the Planning Department. No building activity shall be undertaken
on Sundays and Bank Holidays under any circumstances.

Kehinde Oluwatosin
Senior Executive Planner
04/07/2022

Ui Fhitharta
Planner July 4™ 2022
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APPENDIX A
APPROPRIATE ASSESSMENT SCREENING REPORT

@ ~ APPROPRIATE ASSESSMENT SCREENING REPORT

AND |
DETERMINATION

(A) Project Details

Planning File Ref P8 2022-08

Applicant name Housing Department

Development Location 1 Patrician Avenue, Naas, Co. Kildare, W91 NF2C

Site size 0.06Ha

Application accompanied | No

by an EIS (Yes/NO)

Distance from Natura The nearest Natura 2000 are Mouds Bog and Red Bog
2000 site in km Special Areas of Conservation (SACs), which are located

approximately 8.2 and 8.5km to the east and west
respectively.

—h

a.

b.

Description of the project/proposed development
The proposed works comprises of the following

demolition of existing detached single storey building in the side garden of existing
dwelling,

demolition of single storey extension to rear of existing semi-detached dwelling,

c. demolition of single storey shed in rear garden,
d.

demolition of parts of site boundary and the construction of replacement site
boundaries and combined site entrance,

Tree surgery and removal of existing trees and overgrowth,

Refurbishment, internal alterations, and construction of a single-storey extension
to the rear of existing two storey semi-detached dwelling,

construction of 2 new apartment units in a two-storey block in the side garden of
existing dwelling,

all associated site-works including subdivision of site to accommodate new two
storey apartment block, new site boundaries, combined site entrance and
associated tying in with existing road and path network including new speed ramp,
new landscaping, private, semi-private open space, shared surfaces, site
drainage, car parking, public lighting, ancillary site services and development
works above and below ground.

(B) Identification of Natura 2000 sites which may be impacted by the proposed
development
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Yes/No

Fanswer is yes,
identify list name of

Natura 2000 site
likely to be
_ o . B .. .| impacted.
Impacts on sites designated | /sithe development within & _
for freshwater habitats or- Special Areaof .
species. ' Conservation whose
qualifying intérests include
Sites to.consider: River Barrow | freshwater habitats and/or
and Nore, Rye Water/Carton | species, orin the
Valley, Pollardstown Fen, catchment (upstream or
Ballynafagh lake downsfream) of same?
No
Impacts on sites designated | /s the developrient within a
for wetland habitats - bogs, | Special Area of
fens, marshes and heath. “Conservation whose
qualifying interests include
Sites to consider: River Barrow | wetlfand habitats (bog,
and Nore, Rye Water/Carton marsh, fen or heath), or
Valley, Pollardstown Fen, within 1 km of same?
Mouds Bog, Ballynafagh Bog,
Red Bog, Ballynafagh Lake
e : L No
Impacts on designated Is the development within a
terrestrial habitats. Special Area of
-Conservation whose
Sites to consider: River Barrow | qualifying interests include
-and Nore, Rye Water/Carton woodlands, dunes or
Valley, Pollardstown Fen, grasslands,. or within 100m
Ballynafagh Lake of same? No
Impacts on birds in SPAs Is the development within a
Special Protection Area, or
Sites to consider: within 5 km of same?
Poulaphouca Reservoir No

Conclusion:

If the answer to all of the above is No, significant impacts can be ruled out for habitats and
bird species.

No further assessment in relation to habitats or birds is required.

If the answer is Yes refer to the relevant sections of C.

1 [AA is“r-iot l:équiréd’ because theprcuectls dlrécﬂy cahﬁécted

with/necessary to the conservation management of the site:
2 No potential significant affects/AA is not required X
3 Significant effects are certain, likely or uncertain.
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Seek a Natura Impact Statement
Reject proposal. (Reject if potentially damaging/inappropriate)

Justify why it falls into relevant category above (based on information in.above
tables)

Having regard to the nature and scale of development proposed, combined with the
distance to the nearest SAC it is not considered that the development has the potential to
significantly i ct the SAC network

Kehinde Oluwatosin

SEP

04/07/2022
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APPENDIX B
SUBMISSION REPORT (Housing Department)
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APPENDIX C
~ LIST OF PERSONS WHO MADE SUBMISSIONS/OBSERVATIONS

1. Mary Angela Garrett x2
2. Gerard Delaney

Part 8 Report P82022.08



