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" Leonora Earls

From:
Sent:
To:
Subject:
Attachments:

Maria Lom bard [maria. lom bard@rpsgroup.com]
09 March 2018 09:4'l
Planning - Plan Review
Bray LAP - Proposed MaterialAlterations to Draft Bray MD LAP
Bray LAP Proposed Material Alternations -L.WCC-09.03.1 8.pdf

Please find attached submission in respect of the Proposed MaterialAlterations to the Draft Bray MD LAP

I would be grateful if you could acknowledge receipt of same please.

Many thanks,

Maria Lombard

Maria Lombard
Director, Planning and Environment - RpS
lnnishmore,
3allincollig, Co Cork.
lreland
Tel: +353 (0) 21 466 5900
Email: maria.lombard@rpsqroup.com
www: www.rpsoroup.com/ireland

This e-mail message and any attached file is the property of the sender and is sent in confidence to the addressee only.

lnternet communications are not secure and RPS is not responsible for their abuse by third parties, any alteration or conuption in transmission or for any loss
or damage caused by a virus or by any other means.

RPS Group Plc, company number: 208 7786 (England). Registered office: 20 Westem Avenue Milton Park Abingdon Oxfordshire OX14 ztSH.

RPS Group Plc rrveb link: htto://www.rpsorouo.com
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RPS,l

lnnishmore, Ballincollig, Co. Cork, P31 KR68, lreland
T +353 (0)21465 59fi) E ireland@rpsgroup.com W rpsgroup.com/ireland

Administrative Officer,
Planning Section,
Wicklow County Council,
Station Road,

WicklowTown,
A67 FW96

9th March 2018

RE: PROPOSED MATERIAL ATTERATIONS TO THE DRAFT BRAY MUNICIPAL DISTRICT LAP 2OL8'2O24

Dear Sir,

We refer to the Proposed Material Alterations to the Draft Bray Municipal District Local Area Plan 2018-
2024 which were placed on public display on 9th February 2018. ln response to the invitation for
observations from the public we are instructed by Cosgrave Property Group, 15 Hogan Place, Dublin 2 to
lodge this submission in respect of part of the content of the proposed material alterations.

This submission relates to the proposed material alteration to the proposed phasing for development on

lands at Fassaroe. Cosgrave Property Group one of the owners of lands within the Fassoroe area. The

reason for this submission is grounded in practical implications of open space aspects of the proposed

revised phasing, multiple landownership within the overall lands and the practical difficulties it would
present for the development management process and the content of future phased planning

applications at the land.

The current proposed phasing for the lands at Fassaroe under the proposed material alterations is as

follows:

Phase 1 Road link from N11to Ballyman Road

Passive park (minimum of 8ha)
Active Open Space / Sports Zone (minimum of 14 ha)

Site identified and reserved for school campus
Neighbourhood Centre
1,500 residential units

Phase 2 1,500 residential units
Phase 3 ldentification and reservation of site for additional primary school

Remainder of residential units

It is noted that the general proposed approach to phasing was recommended to be revised from the
approach set out in the original draft LAP by the Chief Executive in his Report of November 2Ot7. The
recommendation of the Chief Executive was for three phases of development - generally as outlined
above - but with the delivery of 8ha of passive park in Phase t;SOYo of the active open space proposed

in Phase 2; and SOYo in Phase 3. The final form of the proposed material amendment for Phasing as

now proposed was determined on foot of discussions and voting by the elected representatives.

Dublin I Cork I Galway I Sligo

RPS Group Limited, registered in lreland No.91911
RPS Consulting Engineers Limited, registered in lreland No. 161581
RPS Planning & Environment Limited, registered in lreland No. 160191
RPS Engineering Services Limited, registered in lreland No. 99795
The Registered office of each of the above companies is West Pier
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We confirm that in general we support the three phase approach and the general development and
infrastructural content of each phase. lt is noted however that due to the nature of !andownership at
Fassaroe there are practical impediments to the implementation by developers of both 8ha of passive
park and a full 14 ha of active open space all within the first development phase. ln practice, permission
for these parks will be secured and implemented by developers through the development management
process, and it noted that no single landowner at Fassaroe would be in a position to deliver 22ha of
open space in total within Phase 1. For example, while CPG is in a position to provide all other elements
of the identified Phase 1 development, infrastructure and passive open space, it could deliver only on a
small portion of the total 14ha of Active Open Space at Fassaroe, as it does not have ownership of same.
It would require agreement from third party landowners outside the control of CPG. Furthermore,
neither the Draft LAP nor planning legislation provides any mechanism to acquire such agreement.
Accordingly it would not be possible to implement Phase 1 as suggested.

The reasonable and equitable approach to delivery of major open space is to proportionately link its
delivery to the phased delivery of housing. lndeed, this is the approach to open space delivery
enshrined in the Wicklow County Development Plan 2016 - 2O22. We refer for instance to objective
CD43 which is "to require open spoce to be provided in tondem with new residentiol development (in
occordonce with the standords set out in the Development & Design Stondords Appendix)". This
objective is carried through in practical terms to the development standards for planning applications
also set out in the County Development Plan. As the Planning Authority is also aware, under section
19(2) of the Planning and Development Act 2000 as amended, a local area plan must be consistent with
the objectives of the County Development Plan.

tn order to comply with the overall objectives of the County Development Plan to deliver open space in
tandem with residential development, and also to facilitate the practical implementation of the LAp, we
request that the phasing proposals be amended to proportionately link open space delivery with
residential delivery. ln this regard it is noted that the proposed LAP now provides for a total of 4,O4O
residential units in Fassaroe and for 22 ha of passive park I active open space provision. The
proportionate open space for each phase then would be as follows:

Phase No. Units % of total Residential Equivalent
Proportionate
Space

Open

1 1,500 37% 8ha
2 1,500 37% 8ha
3 L,O40 26Yo 5ha

4,O4O LOO% 14 ha

The suggested revised phasing table then would be as follows:

Phase 1 Road link from N11to Ballyman Road

Passive park (minimum of 8ha)
Site identified and reserved for school campus
Neighbourhood Centre
1,500 residential units

Phase 2 Active Open Space / Sports Zone (minimum of 8 ha)
1,500 residential units

Phase 3 ldentification and reservation of site for additional primary school
Remainder of Active Open Space / Sports Zone (to reach total of 14 ha)
Remainder of residential units
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It is acknowledged that this proposal is similar to the approach that had been proposed in the report of
the Chief Executive November 201'7 . We respectfully submit that the general approach set out in the
recommendations of the Chief Executive in November 20L7 had regard to:

a) Practical realities of landownership at Fassaroe and the planning application processes by
different landowners which will give effect to the objectives of the plan;

b) Need to adopt a plan with some degree of flexibility to ensure future applications can comply with
the provisions of the LAP; and

c) Statutory requirement for LAP to be inconsistent with objectives of the County Development Plan.

While the phasing now proposed above would still achieve these important requirements, it would
more accurately rebatance the open space and residential provision in Phases 2 and 3 than that set out
in the Chief Executives Report of November 2OL7; and would also provide for the increase from 2O ha of
combined passive and active open space as originally proposed to 22 ha in total as voted for at a Council
meetlng in January 2018.

We hope that Wicklow County Council will recognise the practical implications and value of making this
proposed revision to the LAP. lt witl ensure the delivery of the same amount of open space at Fassaroe
as that required under the published draft material alterations, but will allow it to be brought fonuard in
an orderly and equitable manner in accordance with the general objectives set out in the Wicklow
County Development Plan.

Yours faithfully,

/t^ Ae*/
Maria Lombard
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From:
Sent:

o:
Subject:
Attachments:

Shane McDermott [smcdermott@slrconsulting.com]
09 March 201816:28
Planning - Plan Review
501.00267.00010/04 Bray LAP Material Alterations
180309 CRHE Fassaroe Bray MD LAP 2014 -2024 CRHE Submission on Proposed
Material Alterations_Final.pdf

Dear Sir/Madam,

Please find attached a submission regarding the proposed material alterations to the draft Bray Municipal District
Local Area Plan 2018 -2OL7.

Regards,

Aoife Byrne

SLRry
-hane McDermott
Principal - Minerals - Environmental & Social lmpact Assessment

{! +3s3 I2s64667

$ smcdermott@slrconsulting.com

SLR Consulting lreland
7 Dundrum Business Park, Windy Arbour, Dublin, D14 N2y7
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Confidentiality Notice and Limitation
This communication, and any attachment(s) contains information which is confidential and may also be legally privileged.
It is intended for the exclusive use of the recipient(s) to whom it is addressed. lf you are not the intended recipient, any
disclosure, copying, distribution or action taken or not taken in reliance on it is prohibited and may be unlawful. lfyou
have received this communication in error, please advise SLR by e-mail and then delete the e-mail from your system. As e-
mails and any information sent with them may be intercepted, corrupted and/or delayed, SLR does not accept any Iiability
for any errors or otnissions in the message or any attachment howsoever caused after transmission.

Any advice or opinion is provided on the basis that it has been prepared by SLR with reasonable skill, care and diligence,
king account of the manpower, timescales and resources devoted to it by agreement with its Client. lt is subject to the

-rms and conditions of any appointment to which it r€lates. Parties with whom SLR is not in a contractual relationship in
relation to the subject of the message should not use or place reliance on any information, advice, recommendations and
opinions in this message and any attachment(s) for any purpose.

O 2017 SLR Consulting Limited. All Rights Reserved.
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CRH Estates [imited
Draft Bray Municipal district Local Area Plan 2018 - 2024
Submission on Proposed Material Alterations to the IAP

SLR Ref Nol 501.00267.00010
March 2018

BASIS OF REPORT

This dcument has been prepared by $.n consulunt lrelind with re.sdable skill, carc ind diliaem, atrd tatin8 accourt of th.
manpower, tlmesc.l€s .nd resqrcer derctcd te f, by atrcemenl w]th CRH Est t6 limited (dr. Clcntl il ,lrt d all of thc s*kGr I
hil bc6 rpp(*rt a by th! Cllst to eny out. lt k tubjed to th! tcm and cmdttl$r ot th.t .gpditm*.

SLR shall not be liable for the use of d reliance on any lnfomatlr, advice, recommendations and opinions in this deument for any
purpm by any petron other than thc Clld*. Rellile may bG trantcd to a thlrd party only h the {ent that StR and thc third plrty
havG aecuted r rcliance agreemcnt or coletcral ramiv.

lnformation reported herein may be bascd on thc intcrprctatbn of publk domain data @lhct€d bt 51,t, and/d inlormation supplied
by the clieat aod/or lts other advism and ass4iates. ThesG dat haye be"o a€cepted ir lood ,alth ,s b?irg scorat! and yalid.

The copyriSht ild intellectual property lo all drawin8t reports, spsifrc.tlon3, bills of qu.ntlties, cakuhtioor and other information
sel out ln thir report remain vested ln sll unl"3s the tetms of appoirtmst ltatr othcuist.

Thls dcument my cmtaln al{matiffi of a spcdalised and/or hEhly technkd r.turr and thr Oient is a&htd to seel cLrlfiotion on
any elements which may be unclearto it.

lnformation, advice, recommendations and opinlqs in thir document should only be reli€d upon in the context of thc whole
d&ument and any deuments reterenced exptlcltly herein and should then only be used wlthln the contut otthe appointmnt.
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CRH Estates Limited
Draft Bray Municipal district Local Area Plan 2018 - 2024
Submission on Proposed Material Alterations to the LAP

SLR Ref No: 501.00267.00010
March 2018
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CRH Estates Limited
Draft Bray Municipal district Local Area Plan 2018 - 2024
Submission on Proposed Material Alterations to the LAP

SLR Ref No: 501.00267.00010
March 2018

1..0 INTRODUCTION

7.1 Background

Wicklow County Council has published proposed material alterations to the Bray Municipal District Draft Local
Area Plan for the period 2018 to 2024. The consultation period on these material alterations closes on gth

March 2018.

This submission sets out CRHE's response to the material alterations proposed in relation to the draft LAP. lt
has been prepared by SLR Consulting lreland and Loci.

Roadstone Limited and CRH Estates Limited (both part of the CRH Group) have property assets within the Bray

Municipal District at Fassaroe (see Figure 1 below). The Roadstone/CRHE lands at Fassaroe are zoned underthe
Bray Environs LocalArea Plan (LAP) 2009 -20L7 and are the subject of the Fassaroe Masterplan 2010. As key
stakeholder, CRH Estates Limited (CRHE) intends to be fully involved in any review of LAP policies that would
affect the development of Fassaroe.

Roadstone and CRHE have previously made submissions in respect of pre-draft consultation in October 2016
and the draft Local Area Plan in August 20t7.ln response to the draft LAP, CRHE noted:

. the need for additional detail (in relation to density, urban structure, etc.) in the LAP to support the
preparation of an Action Area Plan by the key stakeholders;

. the need to achieve a reasonable balance between land zoned for residentia! development and open
space;

. the need for further detail on the integration of urban structure and public transport infrastructure,
such as stabling, within the Fassaroe area;

. the need to provide neighbourhood centre uses to the south of Berryfield Lane;

o the need to ensure that the delivery of housing to the south of Berryfield Lane is not entirely
dependent on the progression of Cosgrave Propefi Group development to the north of Berryfield
Lane.

It is considered that although the matter of balanclng open space provision and residential development has
been addressed, there remain several key issues, such as key pieces of infrastructure and overall phasing, have
not been resolved. lt is acknowledged, however, that submissions can only be made in respect of the proposed
material alterations. Given that Fassaroe is crucial to the delivery of housing in Wicklow, it is considered that
the development of Fassaroe would be better served by a more flexible approach, which would be achieved by
revised zoning and phasing.

A flexible approach to phasing and the reconsideration of zoning would ensure that neither key stakeholder
(CRH Estates Ltd and Cosgrave Property Group) is entirely dependent on the other. The current approach does
not acknowledge that there may be constraints to be overcome and that a high level of interdependence could
delay the timely delivery of development across the entire Action Area.

1,.2 Structure of Submission

ln commenting on the proposed material alterations to the draft LAP, this submission addresses a number of
matters at Fassaroe:

. Landuse zoning;

. Phasing of development.

. lnfrastructure

global environmental and advisory solutions Page 1 SLRA
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Submission on Proposed MaterialAlterations to the LAP
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Figu,-e L

Site Locat,on Map
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CRH Estates Limited
Draft Bray Municipal District LAP 2Ol8 - 2024
Submission on Proposed Material Alterations to the LAP

SLR Ref No: 501.00267.00010
March 2018

2.0 Submission

2.1 Proposed lVlaterial Amendment 16 - Fassaroe Landuse Zoning

The zoning proposed in the material amendments (refer to Figure 2) requires alterations to facilitate the
development of the lands (refer to Figure 3). These include:

A) Relocate Neighbourhood Centre zoning to the east (refer to location A on Figure 3) of its current
position to reflect the optimal location for the centre and critical urban structure (roads, water, waste,

light rail reservation etc.). This is also required to reflect the current development proposal by Cosgrave

Property Group (CPG) (under judicial review).

B) Extend the Neighbourhood Centre zoning to the south of Berryfield Lane (refer to location B on Figure

3) to allow for independent provision of local services to serve the development of the CRHE-owned

lands, if so required. An area of approximately 0.3ha - 0.5ha would suffice. This zoning could

accommodate a mixed use development comprising between 1,000sqm and 1,500sqm of commercial
floor space and approximately 25 residential units.

C) The area previously zoned in the material amendments as the Neighbourhood Centre (north of
Berryfield Lane - 1.2ha.) should be rezoned to Residential use to compensate for the relocation of the
Neighbourhood Centre zoning (refer to location C on Figure 3). This would also provide an appropriate
zoning adjacent to the neighbourhood centre and a transition to the Education zoning, immediately to
the west. The Educational zoning would remain as set out in the Material Alterations, retaining
frontage to the Open Space zoning to its west.

D) New educational zoning (primary school) in lands south of Berryfield Lane (CRHE-owned) and adjoining
proposed Active Open Space and Neighbourhood Centre zonings (refer to location D of Figure 3).

The proposed amendments to the zoning are shown in Figure 3. The zoning diagram in the material
amendments, as shown on page 26 of the document, will need to be amended to reflect zoning changes.

,,iL,l:.,1 r:rtl,rorrtnrrri,rl rr ,l Jrl',;:, i/ Page 3 SLRS



.iH Estates Limited
Draft Bray Municipal District LAP 2Ot8 - 2024
Submrssion on Proposed MaterialAlterations to the LAP

SLR Ref No: 501.00267.00010
March 2018

Figurc 2

Fassaroe -Zonin; Propored in Material Alterations Document

'./ --ii

;1

t-

,.)bd,!,rJ'ronmc,,:-, .ndd..vllury5C Jnj PaBe 4 SLR$



CRH Estates Limited
Draft Bray Municipal District LAP 2OI8 - 2024
Submission on Proposed Material Alterations to the LAP

SLR Ref No: 501.00267.00010
March 2018

Figure 3

Fassaroe - Proposed Anrended Zoning (piease refer to Section 2.1- ltems A to D for detaiis)

3.7ha
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CRH Estates Limited
Draft Bray Municipal District LAP 2018 - 2024
Submission on Proposed Material Alterations to the LAP

SLR Ref No: 501.0O267.00010
March 2018

2.2 Proposed Material Amendment L6 - Fassaroe: Phasing of Development

The phasing proposed is inconsistently described in the document. lt is also considered too general in nature
leaving uncertainty about the location and timing of key pieces of local infrastructure. Of great concern is that
the current proposed phasing and zoning would, in effect, hinder the development of the two major land
holdings (CRH Estates (CRHE) and the Cosgrave Property Group (CPG) lands) independently of each other. The
Fassaroe lands comprise two large land holdings and these should be zoned and phased in such a way as to
allow either or both to progress in delivering development and the necessary local infrastructure. lt is

imperative that the phasing and zoning is amended to facilitate this. ln terms of specifics, the key concerns are
that:

i) The phasing is inconsistently described in Chapter 10 and Appendix D. The zoning schedule in
Chapter 10 (p.27) is at variance with Appendix D (p.sS). Phase one of the schedule in Chapter

10 includes'Active Open Space/Sports Zone {minimum 14ha)'. This is absent from the same

schedule in Appendix D.

ii) Phase One development would require the delivery of the vast bulk of the physical and social

infrastructure in order to release the first tranche of residential development (1,500 units). All

of these elements, with the exception of the Active Open Space, would be located on the CPG

lands. This means that development of the CRHE-owned lands cannot commence without the
parallel provision of key infrastructure on the CPG-owned lands. Conversely, development of
the CPG-owned lands cannot proceed without the development of the Active Open Space,

which is located at the heart of the CRHE lands.

i ii) Significant infrastructural provision for additional educational facilities (primary school) and

LUAS depot and stabling are not factored into the phasing and zoning in the Draft LAP. Both

should be identified, zoned and given a potential phasing at this key planning stage.

iv) Delivery phases for the LAP are included in Appendix D of the Proposed Material Alterations
document. Short term delivery is stated as Year 3 to Year 5. Medium term delivery is stated as

Year 5 to Year 10. Long term is stated as 10 Years plus. Critical transport elements (Mass

transit/LUAS to Bray, N11/M11 upgrade, and Alternative road link between N11 and

Enniskerry/Ballyman link) are all listed as being delivered between 3 and 10 years (Appendix D,

page 57). The timing of this transport infrastructure indicates that Phase One development in

Fassaroe will be on this short to medium term timeframe.

The phasing for the LAP should be more explicit and should, as a principle, allow for the independent
development of both major land holdings. The phasing should be amended as set out below and as is set out in
the proposed Phasing Schedule provided in Appendix A of this document:

A) Five phasing periods to reflect more manageable scales of development and greater certainty on
parallel social and physical infrastructure provision.

B) Each phase delivering 750 residential units, with requisite, parallel physical and social infrastructure

C) Provision of Phase 7 and 2 social and physical infrastructure in either, or both, major land holdings
(north and/or south of Berryfield Lane). This requires alteration to the proposed zoning to include
neighbourhood centre and educational zoning south of the Berryfield Lane in the CRHE-owned lands
(as already discussed above).

gk.rbai environntental and advisory solutions Page 6 SLRa



CRH Estates Limited
Draft Bray Municipal District LAP 2OI8 - 2024
Submission on Proposed Material Alterations to the LAP

SIR Ref No: 501.00267.00010
March 2018

Dl Phased provision of open space (both active and passive). Flexibility to allow the use of open space to
change between active and passive to reflect the phasing and delivery of development.

E) Provision of a civic facility (such as a local community/educational/health space or facility) in Phase 1,

which could be provided north or south of Berryfield Lane in the Neighbourhood Centre.

F) Local transport improvements and public transport services to support early phases of development.

2.3 lnfrastructure

It may not be possible for either or both major land-owners to deliver elements of local infrastructure within
their own land holdings. This may, for example, apply to the provision of certain elements of open spaces, key
routes or water and waste services. tf this is the case, then development contributions (s.48 Planning and
Development Act, 2000, as amended) can be made in lieu of their provision, in line with normal practice. A
supplementary contributions scheme (s.49 Planning and Development Act, 2000, as amended) may also be
contemplated by the planning authority, if key pieces of local infrastructure are provided by the local authority.
This may be necessary if either land-holder is not in a position to deliver key elements of the infrastructure.

global environmental and advisory solutions Page 7 SLRS



CRH Estates Limited
Draft Bray Municipal District LAP 2Ot8 - 2024
Submission on Proposed Material Alterations to the LAP

SLR Ref No: 501.00257.00010
March 2018

APPENDIX A

Revised Phasing Schedule
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CRH Estates Limited
Draft Bray Municipal District LAP 7018 - 7024
Submission on Proposed MaterialAlterations to the LAP

SLB Ref No: 501.00267.OO010
March 2018

t 0-3 750 lnterim public
tra nsport-su pported
measures.

Access improvement at
Berryfield Lane (Eastern

end).

Civic building in
Neighbourhood centre
for community use and
management
(approximately
1,000sqm.).

Minimum 2,000sqm in

Neighbourhood Centre.

Primary school site
(Zoned land east or
west of Berryfield
La ne).

Active open space (min.
6ha).

Passive open space
(min. 3.0ha).

Water and drainage
improvements and

upgrades.

4-6 750 N11/M11 upgrades and
public transport
services upgrade.

Ballyman link road
commenced.

Additional active open
space (min. 8ha).

Minimum 2,000sqm in

Neighbourhood Centre.

Passive Open Space
(min. 6.0ha).

Water and drainage
improvements and

upgrades.

7-1.0 750 Public transport
services upgrade.
Ballyman link road.

Secondary School site
(zoned land north of
Berryfield Lane).

Minimum 1,000sqm in
Neighbourhood Centre.

Water and drainage
improvements and

upgrades.

4 10-13 7SO Public transport
services upgrade.

Additional primary

school site (Zoned land

east or west of
Berryfield Lane).

Water and drainage
improvements and
upgrades.

5 13+ Remainder Public transport
services upgrade.

Water and drainage
improvements and
upgrades.

2
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Leonora Earls

lrom:
.jent:
To:
Subject:
Attachments:

Shane McDermott [smcdermott@slrconsulting.com]
09 March 201816:28
Planning - Plan Review
501.00267.0001 0/04 Bray LAP Material Alterations
180309 CRHE Fassaroe Bray MD LAP 2014 - 2024 CRHE Submission on Proposed
Material Alterations_Final. pdf

Dear Sir/Madam,

Please find attached a submission regarding the proposed material alterations to the draft Bray Municipal District
Local Area Plan 2018 -2017.

Regards,

Aoife Byrne
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JSA John Spoin Associotes 39 Fitzwilliam Place,

Dublin 2
DO2 ND61Plonning & Developmenl Consullonts

Chortered Town Plonners & Chorlered Surreyors
www.jsaplanning.ie

Tel 01 662 5803

info@iohnspainas sociates.com

Administrative Officer,
Planning Department,
Wicklow County Council,
Station Road,
Wicklow Town
467 FW96

9th March 2018

Dear Sir/Madam,

RE: SUBMISSION ON THE MATERIAL ALTERATIONS TO THE BRAY MUNICIPAL
DISTRICT LOCI\L AREA PLAN 2018.2024

1.0 INTRODUCTION

1.1 On behalf of our client, RGRE J & R Valery's Limited, Treasury Building, Grand
Canal Street Lower, Dublin 2, we wish to make a submission on the Material
Alterations to the Draft Bray Municipal District Local Area Plan 2018 - 2Q22. The
submission relates to lands located at within the curtilage of St. Valery's, Fassaroe,
Kilcroney, Bray, Co. Wicklow.

1.2 This submission relates to proposed material alteration No. 16 (Action Area Plan 1:

Fassaroe) with regard to the lands zoned as RE - Existing Residential within the
curtilage of St. Valery's House.

1.3 Proposed material alteration No. 16 seeks amendments to the Action Area Plan 1:

Fassaroe. This submission respectfully requests that lands zoned RE- Existing
Residential in the south east portion of the Action Area Plan be removed from the
"Concept Plan" for Fassaroe and the subsequent phasing of development as
proposed as part of material alteration no. 16.

1.4 The details for the justification of the removal of these lands from are set out within
Section 3 of this submission.

2.0 SITE LOCATION AND DESCRIPTION

2.1 The subject lands are located in the settlement boundary of Bray, as defined in the
Draft lt/unicipal District Local Area Plan. The subject lands are located within the
curtilage of St. Valery's House which are bound by the River Dargle to the south
and east, and residential development off Kilbride Lane to the north and west.

2.2 The N11 is located to the east of the site and consists of a partially separated dual
carriageway. Approximately 2 kilometres to the north, the N11 gives way to the
M50 motonrvay, which is just north of the Fassaroe lnterchange. Bray town is
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2.3

Submission on Draft Brav Municioal District LAP

located approximately 4km south east of the subject lands and Enniskerry Village
is approximately 3.5 kilometres to the west.
The lands are predominantly accessed off Kilbride Lane, however a secondary
access could be provided from the R117 which has a direct connection to the N1 1.

Figure 1: Approximate location of the subject site outlined in red

John Spain Associates Planning & Development Consultants



Submission on Draft Brav Municioal District LAP

3.1

3.0 GROUNDS OF SUBMISSION

This submission relates to proposed material alteration No. 16 with regard to Action
Area Plan 1: Fassaroe. Material Alteration No. 16 seeks a numberof amendments
to the action area plan with regard to phasing and zoning of the lands.

3.2 The Action Area Plan 1: Fassaroe sets out a "Concept PIan" for the development of
the area. The concept plan includes areas zoned existing residential, new
residential, open space, employment and neighbourhood centre. The majority of
the lands contained within the "Concept Plan" are undeveloped, therefore require
an overall strategy and phasing plan for the delivery of residential and commercial
development and related infrastructure within this area to facilitate future
development of the lands.

3.3 The south eastern portion of lands, however, included within the "Concept Plan'to
which our client's lands are located is zoned RE existing residential and contains a
number of existing residential dwellings. Therefore the development of these lands
for appropriate infill development is not reliant of the overall development strategy
for the delivery of infrastructure to serve the lands in order to progress appropriate
infill development.
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Figure 2'. Area zoned RE - Existing Residentialwhich is included in the "Concept Plan"

3.4 The Draft LAP sets out development descriptions for the various zonings as set out
in the LAP zoning map for the AAPl: Fassaroe area. lt is clear that intention of the
existing residential RE zoning is to provide for infill residential development in
accordance with the existing residential properties in the area, therefore is not
compatible with the overall "Concept Plan" design approach which incorporates
new development on undeveloped lands.

s(lroot cAMrut

NC

Existing
ResidentialRE
Zoned Lands
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Submission on Draft Brav Municipal Dishict LAP

3.5 The various zoning are set out as follows

Zoninq Obiective Description
RE: Existing
Residential

To protect, provide and
improve residential
amenities of existing
residential areas

To provide for house improvements, alterations
and extensions and appropriate infill residential
development in accordance with principles of
good design and protection of existing
residential amenity. ln existing residential
areas, the areas of open space permitted,
designated or dedicated solely to the use of the
residents will normally be zoned 'RE' as they
form an intrinsic part of the overall residential
development; however new housing or other
non-community related uses will not normally
be permitted.

R-HD: New
Residential
High Density

To protect, provide and
improve residential
amenities in a high density
format.

To facilitate for the provision of high quality,
high density new residential developments with
excellent layout and design, well linked to the
town centre and community facilities. To
provide an appropriate mix of house sizes,
types and tenures in order to meet household
needs and to promote balanced communities.

NC
Neighbourhood
Centre

To protect, provide for, and
improve a mix of
neighbourhood centre
services and facilities, which
provide for the day to day
needs of the local
community.

To provide for small scale mixed use
commercial / community / retail developments
that serve only an immediate catchment or
planned new areas of significant residential
expansion. Locations: Boghall Road I
Ballywaltrim, Vevay, Dargle Road, Dublin Road
/ Little Bray, Albert Road & walk, Southern
Cross Road, Fassaroe.

E: Employment To provide for the
development of enterprise
and employment

To facilitate the further development and
improvement of existing employment areas and
to facilitate opportunities for the development of
new high quality employment and enterprise
developments in a good quality physical
environment.

T:Tourism To provide for
related development

tourism To provide for the sustainable development of
tourism related structures, uses and
infrastructure. To provide for the development
of tourism facilities including accommodation of
an excellent sustainable design and aesthetic
quality. Tourism related office, civic and
cultural and commercial development will be
facilitated.

AOS: Active
Open Space

To protect and enhance
existing and provide for new
active open space

To facilitate the further development and
improvement of existing active open spaces,
formal exercise areas, sports grounds, playing
pitches, courts and other games areas and to
facilitate opportunities for the development of
new hiqh qualitv active recreational areas.

oS1:
Space

Open To protect and enhance
existing and provide for
recreational open space

To facilitate the further development and
improvement of existing parks and casual play
areas, to facilitate opportunities for the
development of new high quality amenity open
areas and to restrict developments / activities
(such as the use or development of such lands
for formal sports grounds for organisations that
are not available for a broad ranqe of the

John Spain Associates Planning & Development Consultants



Submission on Draft Brav Municioal District LAP

public) that would reduce the opportunities for
use bv the wider public.

oS2:
Space

Open To protect and enhance
existing open, undeveloped
lands

To protect, enhance and manage existing
open, undeveloped lands that comprise flood
plains, buffer zones along watercourses and
rivers, steep banks, green breaks between built
up areas, green corridors and areas of natural
biodiversitv.

3.6

3.7

Having regard to the zoning objectives within the "Concept Plan' area, it is
respectfully submitted that the existing residential RE zoned area be omitted from
the "Concept Plan" and be subject to a separate assessment of development
based on the merits of the subject development site.

As such it is respectfully requested that the area of the "Concept Plan" be revised
as per the red line boundary set out below, Figure 3.

i?
I

Figure 3: Proposed Zoning Map as set out in Material Alteration No. 16 with revised AAP1
"Concept Plan" area outlined in red proposed as part of this submission removing
the existing residential RE zoning.

3.5 It should also be noted that the other area zoned RE Existing Residential within
Fassaroe to the north east of the site is excluded from the "Concept Plan" therefore
it is respectfully submitted that the same approach should be considered with
regard to the south east portion of lands to which our clients site is located.

John Spain Associates Planning & Development Consultants



Submission on Draft Brav Municioal District LAP

3.5

3.6

ln addition, the phasing plan identified in proposed material amendment No. 16
sets out specific requirements for development within the "Concept Plan" Action
Area Plan 1: Fassaroe. The proposed material alterations to the phasing plan
states the following:

Phase 1

o Road link from Nl1 to Ballyman Road
o Passrve park (minimum of tha)
o Active Open SpacelSporfs Zone (minimum of 14 ha)
. Sife identified and reserued for schoolcampus
o Neighbourhood Centre
. 1,5A0 residential units

Phase 2
o 1,500 residential units

Phase 3
o ldentification and reservation of site for additional primary school
o Remainder of residential units

The phasing plan sets out a clear strategy for the delivery of development within
the Action Area "Concept Plan" within 3 no. phases, however the lands to which
each phase relate is not set out within the plan. lt is therefore respectfully
requested that the lands to which each phase relate be clearly identified.

3.7 It is also evident that the phasing is focused on the delivery of new residential and
employment lands on green field lands in order to create a new neighbourhood
centre. The existing residential RE zoned lands due to the zoning objective can
provide for infill residential development where appropriate. As such it is
considered that to tie these RE zoned lands into the "Concept Plan" as set out in
the AAPl strategy and to restrict these lands to specific phasing is an
unsustainable development approach.

3.8 The existing residential infill lands should therefore not be subject to detailed
phasing or infrastructure restrictions and infill residential development should be
considered subject to each specific application demonstrating adequate
infrastructure provision to serve its own development.

3.9 It is therefore respectfully requested that the AAP1: Fassaroe "Concept Plan' be
revised to exclude the existing residential RE zoned lands in the south east portion
of the AAP.

3.10 ln addition, it is respectfully requested that an additional bullet point (No. 12) should
be added to Action Area Plan 1: Fassaroe which states:

"12. The phasing of lands or infrastructure restrictions shall not apply to existing
residential RE zoned lands within the AAP1 area subject to any proposal for
development demonstrating adequate infrastructure can be provided to serve
the relevant development".

John Spain Associates Planning & Development Consultants
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4.1

4.0 CONCLUSIONS

4.2

This submission is made on behalf of our client, RGRE J & R Valery's Limited,
Treasury Building, Grand CanalStreet Lower, Dublin 2.

This submission relates to proposed material alteration No. 16 to the Bray
Municipal District LAP as it relates to Action Area Plan 1: Fassaroe.

4.3 It is respectfully requested that our clients lands, zoned RE: Existing Residential,
be omitted from the "Concept Plan" identified in the AAP and that the phasing of
the lands or restrictions to infrastructure shall not apply to existing infill residential
lands subject to any development proposal demonstrating that adequate
infrastructure can be provided to serve the relevant development.

4.4 We would be grateful if our submission on the proposed Material Alterations be
considered in the preparation of the final Bray Municipal District Local Area Plan.

Yours sincerely,

{*,,,-$,"J4=*.,
John Spain Associates

John Spain Associates Planning & Development Consultants
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Leonora Earls

From:
Sent:
To:
Subjec,t:
Attachments:

Pauline Growley [paulinercrowley@gmail.com]
05 March 2018 18:40
Planning - Plan Review; Cllr, Christopher Fox MCC;Cllr. Steven Matthews
PROPOSED MATERIAL ALTERATION No 2.2.1 to BrayArea Plan
amends to Bray area plan.pdf

Regarding the proposed material alterations to the Bray locatArea Plan Ref No 1. 2.2.!

please find attached my submission

1



pla n revi ew@wicklowcoco. ie

Regarding the proposed material alterations to the Bray Local Area Plan Ref

No 1. 2.2.L

FROM Pauline Crowley

Address: Bramley Cottage, Bohilla Lane, Kilmacanogue, Co Wicklow

Ref Page 5: PROPOSED MATERTAL ATIERATION No. 1 2.2 FACTORS INFTUENCING THE STRATEGY

2.2.1 Role and function of settlementsinthe Bray MD KILMACANOGUE

As a result of the proposed amend to Map 4, the proposed road R08 (contained in Draft Bray

MunicipalDistrictLocalAreaPlan2OlT, Map NoT01) shouldberemovedfrommapsasitwaspartof
the rezoning proposa I that was rejected. The result of this ame nd by the Council on Jan L5, 2018,

was to remove R08fromany maps. This wasto be replaced bya laneway.

Chengo conr.qu.nt No. l(b)

Amrnd Mep No'r. I md 5

Prcpot.d Ah.iltlon Mep to follow incorpoEtcr rddltiool ehrr.donr mrdr to (r) Xllmecrnogur bo.lndery lo
th. ..rt of tlre Nll rnd (bt Likneonogue boundery rt ovrbridgo lY.rt o, Nll

Chango lrom: Illmr<rnogu. S.ttLm.nt Pbn Xllmrrny rurel clurtrr boundrry
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ADDENDUM I TO THE STRATEGIC ENVIRONMENTALASSESSMENTENVIRONMENTALREPORTOFTHE

DRAFT BRAY MUNICIPALDISTRICTLOCALAREA PLAN 2078 -2024 Ref Page 8

THE ,STRATEGIC ENVTRONMENTATASSESSMENT OFTHE DRAFT BRAY MUNTCIPATDTSTRICTLOCAT

AREA PIAN 2OL8 -2024

REF Table 2.1 5EA Screening of Proposed MaterialAlterations tothe Draft Bray Municipal District
Local AreaPlan2018-2024 on page8

Note13underproposedMAincludesthedevelopmentofroadR08. Thiswastoberemovedfrom
the plan and any subseq uent maps as it was depende nt on the rezoning of the area east of
Kilmacanogue, which was rejected bythe council atthe meetingon 15 January 2018. The view of
themeetingwasthattherewasnorequirementforsucharoadof thissize. ltshouldberemoved
fromthemapbelowwhichisincludedintheDraftBrayMunicipalDistrictLocalAreaPlan20lT, Map

No T01. lt is marked in orange below on the map.
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l-eonora Earls

eq

From:
Sent:
To:
Cc:
Subject:

Attachments

Fia O'Caoimh ffia@ocaoimh.coml
09 March 2018 02:07
Planning - Plan Review
Cllr. Steven Matthews; Cllr. Christopher Fox MCC; 'Pauline';fia@ocaoimh.com
Submission in relation to the Wicklow County Council. Bray Municipal District LocalArea
Plan 2017 -2023. Final Subm ission Stage.
N1 1 lnterchange at Kilmacanogue.jpg

Dear Sir/Madam,

Re: Submission in relation to the Wicklow Countv Council. Brav Municipal District
Local Area Plan2OLT-2023. Final Submission Staee.

We write to point out that the collected councillors of Wicklow County Counci! voted
'rnanimously at the Council meeting of 15th January 2O!8, to remove Roadway 08 as

proposed in the draft Wicklow County Council Bray Municipal District Local Area Plan 2017

to 2023.

It was agreed by the councillors that Roadway 08 (marked in !e lf qW. on the above

attached drawing) would be removed from the LAP in full, and that the re-zoning of the
mountain slopes North of Kilfenora Lane would not now proceed.

It was further agreed that a simple "driveway" would be provided along the base of the
mountainside to provide safe access to the four houses which are located alongside the

N11. This driveway is marked in EI€€ll on the attached drawing which was circulated to
all of the councillors at and before the council meeting. lts purpose is to serve the four
houses only, and it is not intended as a public roadway, as a means of "opening up" lands,

)r as a means of servicing the backs of the garage, or any of the adjacent industrial/
workshop units.

Again, this drawing (attached above) was referred to at length in the council meeting, and

it formed the basis of the consensus which emerged from the cross-party discussion.

!t is vital that the main elements of this drawing are incorporated into the LAP as follows:
L. Roadway 08 must be removed from the LAP (both drawings and text) in full.
2. The safe access route to the four houses should be provided in the form of a

"driveway" and not a roadway. lts design should be rustic and modest, and in
keeping with the other shared driveways along the base of the hillside.

3. lt is not intended as a precursor to opening up lands for future development, and is
not intended as a rear service road for the garage or any of the adjacent commercial
businesses. !t is intended to provide safe access to the four houses only.

We ask that the Bray Municipal District Local Area Plan is revised to reflect these matters as

unanimously agreed by the Council members.

1l
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Kindest regards

Fia O Caoimh
for
Friends of the Little Sugarloaf.

fia@ocaoimh.com
003s3 87 2s42686
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This NRA drat, - $hows the proposed roadway in yellow. lt compises oJ a 6 metre canbveway Wth pathways and steep cutlings
into the hill on both sides. lt commences at the Kilmacanogue East roundabout and runs across lhe mountainside to the boundary

wall of Brennanstown Riding Slables and Equestrian Centre, just 800 yards tom the '\A/oodies' roundabout Soutlr of Bray.

This proposal has caused immense upset in the Kilmacanogue Valley, and more than

2 Q tocat residents have lodged seperate written objections to this element of the plan
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The green line indicates our proposal to provide a new driveway
to the 4 houses which are located alongside the N11. lt would route
along the very base of the mountain hillside to provide safe access

to the 4 families involved, WTHOUT DESTROYING THE MOUNTAIN
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Sylvia Geraghty.
Clo 9 Rectory Slopes.
Herbert Rd.,

Bray, Co. Wicklow.

geraehtvuk(aaol.com
(M) 086 233 66 44.

Ad ministrative Offi cer, Planning Section
I BRAY LAP I
Wicklow County Council, Station Rd.,
Wicklow.
467 FW96. 14th February,2OL8.

Dear Sirs,

Re: BRAY LAP [201&20241Proposed Material Alteration No. 3.
Table 3.2: Enniskerry (at page 121 'lands at cookstown (east of AAll ,R-speciol,.

Pursuant to the Planning and Development Act 2000 (as amendedland the planning
Act 2010, I make the following submission with respect to the proposed material
alteration No. 3 to the Bray LAP, in my capacity as the registered owner of the land
concerned.

My submission is to either, amend Alteration No. 3 as set out below, retaining the
'R-special' designation or in the arternative, to atter the ?- speciol, to ,R20: New
residential' designation, consistent with the pattern of development along the
cookstown Road, in particutar the adjoin ing AA3 /'R2o' development. [see
attached extract from BRAY LAP [2018-2O24l Proposed MaterialAlteration No. 3.
Table 3.2: Enniskerry duly marked marked ,Doc 

1,1

From
To ollow for o moximum of 5 new dwelling llnits on londs zoned R-speciol on the
Cookstown Rd., to occommodote the fomity of the existing dwelling unit on the
lands'

To
'fo allow for o moxlmum of 5 new dwetling ltnits on londs zoned R-Speciol on the
cooktown Rd. @^ity rf th" 

"*irtirg 
dn"lling "rit., th"IM

Or -ln the Alternotius
To designate the site 'N\O: New residential' in keeping with the adjoining londs in
AA3 /R20 (to the immediote west) in line with the Pqttern of development olreody
existing on the cookstown Road, on the other lands within the settlement
boundary.

L



ln support of my submission, t set out the following;

1. Pattern of Desisnations in Adjoining/ad;acent Zoning, ptanning and
Development.
The predominant density guide in Enniskerry equates to 20 units per hectare.

The following are Adjoining/Adjacent, Zoned /Planning Permissions/Developed tands,
all on the Cookstown Road alongside my site;

(i) AAj:cairnf'Berridge' -Zoned R-20/planning permission granted for26
dwelling units on AA3 (see copy extract of the planning permission granted by
wicklow county council on tr/31]:6 -Ref: L4/L704 and confirmed on appeal by An
Bord Planala) with non-onerous conditions,Doc 2,)

(ii) Powerscourt -Zongd / Planning Permission granted for M dwellings

-Zonea P& [see attached'Doc 1'](iii) Directly across road

(iv) Enniskerry Demesne -Zone0 Planned and Buitt -15 very substantial detached
residences; with 'seporote gorages; pump house; rising

moin &foul sewer line from site to Enniskerry moin street.

(v) Powerscourt New Nationalschool-Zoned /Built -4 ctassroom + anciltary
accommodation.

2. Need for more housing in the area.
The chronic shortfall in affordable housing both in Enniskerry and environs, is
possibly the most destructive element permeating trish society today, particularly
among our young people. Mindfulof the estimated housing requirements as set
out in the LAP and the estimated national growth of 1 million over the next twenty
years, I would respectfully submit that, provision for a small number of extra houses,
under an'R:20' zoning on this site, would secure some prudent headroom or
'market factor' for Enniskerry and the surrounding areas into the future. ln the
alternative, the removal of the 'family' restriction woutd open up any future
development on this site, to desperately needed housing.

recommending densities of 20_25
units /ha for 'edge of Centre' of smalt to*n, or viltages like Enniske rry, analteration
to 'R:2u or to a simple 'R-speciof on this site would be in strong compliance with
the said Ministerial recommendation.

4. Elimination of ,one-off housine

Designating this site 'R20: New Residential, or ,R:special, 
would maximise the

potential development of this site, already within the settlement oreo and reduce
'one-off housing.

2



5. Tooosraohv
Topographically, this site is identical to the AA3 'Cairn/Berridge' lands. ln fact, the
said AA3 'R:20' permission, as granted, abuts too closely to this site and could in
future, overwhelm it, should this site not be simitarly zoned.

6.

All Services are /will be existing pursuant to adjoining/adjacent developments
referred to at 1 above.

7. ProximitY to Educational and CommuniW Amenities and Environmentallv
enhancing.
-beside three schools -nearest is in the adjoining field, 1 minute walk away.
-beside two churches -no more than 3 and 6 minutes walk away respectively.
-beside all the amenities of renowned Powerscourt Estate -3 minutes walk away
-beside the summerhill Hotel-3 minutes walk away -no car required.
-5 minutes walk to the village -no car required.
-adjoins the proposed extensive Amenity Area in AA3 and Lovers Leap walkway.

8. ns
There has never been any ftooding on this site. Therefore, any future development
would not exacerbate the risk of flooding in the area. [see attached ,Doc 3,]

9. Effect on Environmental.visuar or Residentiatamenities or Health
As this site is Tree-lined, shettered and totally secluded from the public road, with
views of the sugarloaf, the zoning sought or any future development would not
injure either the visual or residential amenities of the area. ln addition, it woutd be
environmentally enhancing for the reasons set out at 7 above.
It would not be in any way prejudicialto public health.

10. Heritase
There are no heritage issues on this site.

tt. consistent witn of the county Development plan 2ot6_2o22.
The requested zoning to either 'R:20' or'R-specio/, would be consistent with the
The CDP.

Such designation would also be in compliance with the town plan objective of being
settle me nt specific and a chievo bl e.

3



I would therefore submit that, given all of the above, the putting in place of a

framework within which development can take place on this site, would be a fit and
proper exercise of the role of the land use plan and I would ask that the zoning be
altered

either:
From: To ollow for o moximum of 5 new dwelling lJnits on lands zoned R-Speciol on
the Cookstown Rd., to occommodote the fomily of the existing dwetling unit on the
londs'

lo
To ollow for o moximum of 5 new dwelling Units on lands zoned R-Speciol on the
Cookstown Rd.,

t#

or: ln the Alternative

To
Designate the site'R20: New Residentiol' in keeping with the odjoining londs in
AA3 to its immediote west ond in line with the Pottern of development olreody
existing on the Cooktown Rood ond on the other londs within the settlement
boundory.

Thank you for taking the to consider this submission

a
Encl: Docs x 3.

4
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CHAPTER 3 RESIDENTIAL DEVELOPMENT

PROPOSED MATERIAT ALTERATION No. 3

Table 3.2 Enniskerry

Innislrerqr Speclfic Housing Obj,eciyes

R)O( To allow for a maximum of 5 new dwelling units on the lands zoned R-Special on the Cookstown Road (east

of AA3), to accommodate the family of the existing dwelling unit on the lands.

PROPOSED MATERIAT ALTERATION No. 3 (associated map change)

To: R Specia!From: RE Residential

-..-.. : :

i:_l
t-.

t

i

I

Lands at Grove R20 72

8lands at Cookstown R10

Action Area 1- Lands at Parknasilloqe R20 156
SLO 1- Lands at Ballyman R Special 12 max
Action Area 2 - Lands at Kilqarron R Special 28
Action Area 3 - tands at Cookstown R20 l-05

Lands at Powerscourt R20 4

PROPOSED MATERIAT

ALTERATION

(see associated land use map

change below)

No.3Lands at Cookstown (east ofAA3) R Special 5

Infill on otherTC / RE lands 45

TOTAL +7e475

LOCATION/DESCRIPTION POTENTIAL NO

OF UNITS
ZONING

t2
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Leonora Earls

From:
Sent:
lo:
Subject:
Attachments:

Paula Galvin
Director
McCutcheon
Planning
CHARTERED
CONSULTANTS
Mob. +353 (0)86 263 9050

www.mhplannins. ie

Halley

pLANNlp6Cork

Paula Galvin [PGalvin@mhplanning.ie]
08 March 201816:18
Planning - Plan Review
Draft LocalArea Plan Bray Municipal District
LTR_Proposed Material Alterations Bray_LAP 1 80308.pdf

A Chara,

Please find attached a submission with respect to the proposed material alterations to the draft Bray Municipal
District LAP.

We look forward to hearing from you.

Kind regards,
Paula

6 Joyce House, Barrack Square
Ballincollig, Co. Cork P31 YX97
rel. +353 (O)21 4208710

Dublin
Kreston House, Arran Court
Arran Quay, Dublin 7, O07 K271
Tel. +353 (O\1 804 4477

The information transmifled in this email is intended for the addresses only and may contain confidential and/or privileged malerial. Any review,
retransmission, dissemination, reliance upon or other use of this informalion by persons or entities other than

sender and delele the material.
the addressee is prohibited. lf you

receive this in eror, please contacl the

1
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Wicklow County Council
Forward Planning Dept.

County Buildings,

Whitegates,
Wicklow Town, A67 FW96

McCutcheon Halley

www.mhplanning.ie

Re: Submission to Proposed Material Alterations of the Draft Bray Municipal District Local Area
Plan2018-2024

A Chara,

We act on behalf of our Client Mr. Maurice Gillen, owner of the AO Smith site, Boghall Road, Bray and wish to

make this submission in relation to the proposed material alterations to the Draft Bray Municipal District Local

Area Plan 2018-2024.

This submission relates specifically to proposed Material Alteration No. 22 to include a new specific local

objective (SLO-9) within the LAP, thus proposing an amendment to the site's zoning objective from E1

Employment to Mixed Use (MU).

From the outset, we wish to state that our Client welcomes and is fully supportive of this proposed rezoning. lt

is our considered opinion that the inclusion of the proposed range of 'Permitted in Principle' uses would assist

with realising the full potential of this underutilised and strategic landbank.

The wording presented in the proposed material alteration references the landbank of c. 3.2 hectares and this

is confirmed to be the correct area of the AO Smith site. For clarity, the full extent of the AO Smith site is

illustrated in Figure 1.

We wish to highlight what is considered to be a drafting error on the proposed SLO9 zoning map. The wording

presented within the proposed material alteration clearly demonstrates the Planning Authority's intention to

zone the AO Smith site Mixed Use. However, this is not accurately reflected on the proposed zoning map,

instead an area of c.2.54 ha is proposed 'MU' and the balance of the AO Smith sites is illustrated as zoning

designation'El', see Figure 2.

To achieve the development management parameters proposed within the proposed material alteration No.

22 i.e. plot ratio, density etc. it is necessary that the total landholding of c.3.2 hectares is zoned MU and we

respectfully request that this drafting error is corrected prior to the adoption of the forthcoming LAP.

Ai.,,r rr, ( 0RK
,r llryii' llrir;rt, [r,1;1;r I \1111,1 I

B'rllttrrolllq tt; (r;ti
lji tlrrl

l'ili',r 1),!titl:

'11f'r r;1111, i r, :11r ri.

8 March 2018

DUBTIN

Kreslon House, Affan Court

Arran Quay, Dublin 7
007 K271

T +3s3 (0) 1 801 4477

E. info@mhplanning.ie

E.

E

M((ut(he0n lldlley r! d lrruted parlrrerrhlp regrsteied !trder the iimrled Parlrq5lllir! A(t.
1q0i, registration no 1t,517 Registered in lleland tlo. 326490. tegirtered office 6 Jcy(e
llcr5e, Bi(1aik !quilc, Ilillir(olli , {0 (0rk Dire(tors irlrian,,li(r!rrhoo0, BLilk/i} i}&dP
{)rl,l l\ MlIl ((lldiirr.r) I )ilr tlalley, tlAilt0d) MkUP B!: rPrlli,loI!\ fert. (iyil l, ( 4lll'l
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Figure 1 Extent of AO Smith Site (extract from landdirect.ie)

To: SLO 9 - Zoning: MU Mixed Use

Full Extent of AO

Smith (Boghall)Site

Figure 2 Proposed Zoning in context of full AO Smith Site landholding

We look forward to hearing from you on this matter and should you require any further clarification please
contact the undersigned.

o

IvlcCutcheon Halley l2
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McCutcheon Halley Chartered Planning Consultants
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Leonora Earls

:rom:
Sent:
lo:
Cc:
Subject:
Attachments

Adm inistrative Officer,
Planning Section,
Wicklow County Council

See attached submission on behalf of Edmund Holfeld on the
Bray Municipal District LAP 2018 relating to lands at
Kilmacanogue, Co. Wicklow.

Yours Sincerely

Ialcolm Lane
PD Lane Associates

BA MRUP MA(UD) MIPI MUDG
Town Planner & Urban Designer

malcolm.lane@pdlane.ie
T.direct +353 1 287 3630

Malcolm Lane [malcolm.lane@pdlane.ie]
09 March 201812:24
Planning - Plan Review
Planning - Admin
Bray LAP
Bray Municipal District LAP Sub 2018.pdf; Local Area Plan 2017 - 2023 map.pdf; draft
Bray LAP 2018.pdf

1 Church Road
Greystones
Co.Wicklow
lreland

T +353 1 287 6697
F +353 1 287 0109
E info@pdlane.ie
W www.pdlane.ie

architecture
urban design

planning
engineering

1



Bray Municipal District

LocalArea Plan 2018

SUBMESION TO:

Wicklow County Council

ON BEHALF OF:

EDMUND HOLFELD

co. wrcKLow

BY:

PD Lane Associates

Architecture & Planning

Urban Design & Engineering

1 Church Road, Greystones

Go. Wicklow

March 2018



GROUNDS OF SUBMISSION

Wicklow County Council published the draft Bray Municipal District Local Area Plan for

the period 2017-2023 ('draft Bray LAP 2018') in August 2017. This submission is being

made (on behalf of Mr. Edmund Holfeld) on foot of the published draft Bray LAP 2018

and in particular the subsequent prooosed Material Alterations dated Februarv 2018.

The attached map identifies the total landholding in the ownership of Mr. Edmund Holfeld

in Kilmacanogue (outlined in red) and in particular the lands located to the rear of his

existing commercial premises ('the Subject Lands' - outlined beige) which was submitted

for inclusion within the 'Settlement Boundary' under the review of the Bray Municipal

District Local Area Plan.

The Subject Lands were proposed for inclusion within the 'Settlement Boundary' and

zoned as a 'Secondary Development Area' under the draft Bray LAP 2018. However, the

proposed Material Alterations has proposed to exclude the Subject Lands ftom the

'Development Boundary' and the lands are proposed to be de-zoned. This is a serious

matter for the owner of the lands, Mr Edmund Holfeld.

The proposed Material Alterations document does not provide any explanation / rationale

for this proposed de-zoning and exclusion from within the 'Settlement Boundary'. The

draft Bray LAP 2018 Plan indicates'Local Road lmprovement Objective R08' across the

Subject Lands, which states 'To provide for the development of a new route east of the

Klmacanogue lnterchange that would serue (from the east) zoned lands and properties

that cunently are accessed only via the N11 .'

Any de-zoning of the lands to the east (rear) of the properties that currently access onto

the N11 will potentially hinder the realisation of a proposed new route under Objective

R08. The owler of the land would like to make it clear that he will accept a Special

Development Contribution conditioned as part of any planning application that is granted

on the Subject Lands for the delivery of the new route under Objective R08.

Furthermore, it should be pointed out that the roads authority have approached the owner

of the Subject Lands regarding using part of the ftont of his premises along the N11 in

relation to road wideninq for additional slio-road caoacitv. This would further impinge on

the asset value of his premises and the current proposed zoning of his land to the rear

would alleviate matters in this regard.



Gonclusions

The Subject Lands should be included within 'Settlement Boundary' for Kilmacanogue

and zoned for future employment development 'Secondary Development Area' in the

Bray LAP 2018. This will greatly enhance the realisation of the proposed new route to the

east of Kilmacanogue ('Objective R08') and would be a natural extension to the

remainder of the landholding which is being used for employment purposes.

The Subject Lands have full access to services inclusive of public roads, drainage and

water supply and is outside the area designated for potential flood risk. Furthermore, the

Subject Lands are located at Kilmacanogue North, which is within the'Metropolitan Area'

designated in the Regional Planning Guidelines for the Greater Dublin Area. The National

Spatial Strategy ('NSS') advocates the importance of consolidation of growth within the

Dublin Metropolitan Area.

We respectfully request Wicklow County Council to reinstate the 'Settlement Boundary'

as under the current draft Bray LAP 2018 and zoning designation 'Secondary

Development Area' for the Subject Lands.

arl,{ddolr, €nu

Malcolm Lane

Town Planner & Urban Designer

BA, MRUP, MA (UD)

PD Lane Associates

Date: March 2018
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VINCENT JP FARRYAND CO I,TD

Planning and Development Consultants
Suite l8o
28 South Frederick Street
Dublin 2

(0t) 677 8l 80
087 288 731 I

farry@gmail.corn

Phone
Mobile

BY HAND ON
9 March 2018

Senior Executive Offi cer
Planning Department
Wicklow County Council
County Buildings
Wicklow

)'l

Wicklow Cou,rty C.ruYUlF

l3 MAR 20ts

Municipal Di
Brav

:rti

Bray Municipal District Local Area plan 20lg

Dear Sir or Madam

We refer to the above and we act for Jack Kenne dy 'Woodville' Ballywaltrim Lane Bray Co Wicklow.

)Ve- 
take this opportunity to make a submission to the Planning Authority in the context of the

forthcoming Bray Municipal Dislrict Local Area PIan 2018, tie consultaiion phase of which is
currently ongoing' Briefly, this submission invites Wicklow County Council to amend the controls
which apply to Mr. Kennedy's land, so that such provisions reflect the existing usage of his property
('l{oodville') for a mix of residential and commercial purposes and we ask Wict<tow County Coun.it
to acknowledge the benefits of the suggested approach, in the light of the principles of sustainability.

I The Site and its Environs

Our client's longstanding dwelling, 'Woodville', is located on a stand-alone site which is located
within a residential district on the periphery of the built-up area which surrounds Bray, Co. Wicklow.
This land accommodates a principal building which is usid both as the Kennedy family home and as
a well-established B&B facility offering overnight accommodation to guests on u y.*-round basis.

COUNTY COUNCIL

0I MAR 20t8

PLANNING DEPT

lPn

Photograph l: The site accommodates Woodville, a family home with B&B facitity.
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Aerial Image 1: The subject site is located on Baltywaltrim Lane, on the outskirts of Bray,
Co. Wicklow.

Existing T.oning A rrangements

The land in question is governed by zoning objective RE ('Primarily Residential Zone' of the Bray
Town Development Plan 201 I - 2017. This objective is reproduced as follows, for ease of referenci:

'To prolecl exislingresidential amenity; to providefor appropriote infill residential development;
to provide for new and improved ancillary services'.

EI

Map l: The Kennedy home and garden are both located on residentially-zoned land.

2



A range ofuses are acceptable in this zone under the cument Plan including church, crdche / nursery
school, open space and residential development (classed as permitted in principle), with other
activities, such as recreational buildings, doctor / dentist and guesi house being open for consideration.

-si-
.-+

&{t

Photograph 2: The garden area, in front of Woodville, accommodates a sewage treatment
system and is fenced off.

3. Emerging Planning policy

(i) Draft Local Area plan

The rear garden of the Kennedy home was proposed to be zoned 'Open Space2'under the Draft Local
Area Plan, as depicted below. The objective for such areas compriies 'To protect and enhance
existing open, undeveloped lands',with the accompanying explanation being reproduced overleaf.

Map 2: The Kennedy home was designated as OS2 in the Draft Local Area plan.

.,



'To prolect, enhance and manage existing open, undeveloped lands that comprise flood plains,
buffer zones alongwatercourses and rivers, steep banks,-green breaks betwien biilt up'areas,
green corridors and areas of natural biodiversity.... Uses appropriatefor open space (OSi) zoned
llnd are uses that protect and enhance the function of thiie ireas is flood platns,'bttffir zones
alongwalercourses and rivers, green breaks belween built up oreas, green cirridors and areas of
natural biodiversity. As these open lands are nol identified or deemed necessaryfor development
for recreational purposes, other uses that are deemed compatible...may be opri jo, considirarion
where they do not undermine the purpose of this zoning'.

Map 3: The Draft Local Area Plan envisaged a split zoning for the Kennedy family home.

(ii) Amended Draft Local Area plan

The Kennedy rear garden is currently proposed to be designated as 'Open Space and parlcs,, with the
following planning objective (from s.6. I of the Proposed Material Attiratiois to the Local Area plan):

Map 4: The Kennedy rear garden is now proposed to be zoned for Open Space and parks.

4



'In existing residential areas, lhe areas of open space permitted, designated or dedicated solely to
the use of the residents will normally be zoned ;RE' as theyform ai intrinsic part of the ovirall
residential developmenl. The Council will not normally permit development ihat will resulr in a
loss of public or private playingfields, parlu, chitdren'i ploy spaces, residential amenity open
space or land zonedfor recreational or open space purposes. The Council will not normally peimit
development that would result in a loss of open space wirhin the Municipal Disnict'.

3. Submission

We ask Wicklow County Council to take account of the following submission when considering
planning policy for the land on which the Kennedy family home and B&B establishment is located.

(i) Introduction

With the exception of lands which are generally located within developing areas on the periphery of
towns or villages, the statutory zoning controls which apply to particular sites usually reilect'the
existing or lawful use of those properties, so that premisiJ which are already used for educational,
industrial or residential purposes are often gor"-ed by the relevant or the associated objective(s).

Given this well-established practice, it is strange that the Planning Authority's Proposed Material
Alteratiow to the Local Area Plannow envisages that the zoning oithe rear garden which serves the
Kennedy family home would be changed from its current residential designation, underthe Bray Town
Development Plan 201 I - 2017,to'Open Space and Parlrs '. The situation would plainly be different
if the land was positioned in an area in which Wicklow County Council planned on treating a parkland
facility, but we can identify no physical or amenity features associated with this particularlract which
would suggest that its use for open space purposes is to be preferred over its longstanding use as a
domestic garden. We respectfully invite the Flanning Authoiity to reconsider this overall [uestion.

The Kennedy land on Ballywaltrim Lane Bray accommodates a detached
dwelling (with longstanding integral B&B facility) and a rear garden.

5

Aerial Image 2:



(ii) Private Garden Area

As illustrated below and overleaf, although the Kennedy garden abuts a natural riverbank, it comprises
a level grassed surface which is used for both active and passive recreational purposes. It ciearly
does not form part of this overgrown watercourse and is of no particular habitat or ecological value.

; 'il

Photographs 3 & 4: The Kennedy Rear garden comprises a lever grassed area and its
designation for open space purposes does not reflect its existing or
future uses as such.

it=ar'o'-: '*- 
-

n:a].!
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Photograph 5: The adjacent riverbank exhibits a completely different character to the
private garden area which is behind Woodville.

To the degree that the Planning Authority's decision to earmark this particular land for open space
and parkland purposes may have been prompted by the natural condition of the riverbank beside the
Kennedy family home, we submit that this garden area differs materially from the natural area adjacent
and we do not believe that this private amenity space should be designated in the manner suggested.

(iiD Landownership Issues

Moreover, the status of this site as privately-owned land must be considered by the County Council
when assessing this submission and we have noted how, whilst other land in this wider locality exists
in relatively natural condition, the Kennedy land accommodates a dwelling with grassed garden. In
this regard, the rear section of this land does not form part of the riverbank ana is not available for use
by the public. We thus highlight the judgement in Mahon-v-An Bord Pleanrila in which Dunne J.
draw a sharp distinction between public and private property in the context of an open space policy:

'A feature of the dificulty in this case cqn be seen fronr the terms in u,hich public open space is
referred to in the 2009 Development Plan...lf one then considers Policy I L3 it is t:leor thot such
open spoce is intended to be accessible to the surrounding connnunity...The lands al issue in lhis
case ure privalely owned lands. If one then look at the zoning objective I5, in relation to public
open space, it stales that the objective is "to protect, retqin and provide for recrealional uses,
open space and amenityfacilities with lhe presumption against developing land zoned public open
space for alternative purposes, including public open spaces within housing estates". lt refers
to the protection, relention and provision of such open space. The lancls herein are privately
owned and one has to ask whqt is to stop the owner of the lanclfi.ont enclosing the property which

le ou'ns. Clearly, zoning of the lunds as public open space does not hove the effect of making the
londs ovailoble to ntembers of the public in the...area...'.

7



(iv) Restriction on Development

We submit that the proposed land-use objective is unduly restrictive to the extent that it envisages
virtually no development on this land whatsoever and is, in this regard, completely different to Iht
current arrangements, whereby the Development Plan 201I clearlv envisages a range of uses for this
properly. Moreover, we observe the absence of a land-use zoning matrix in the emirging Local Area
Planwhichwould define, with a degree ofprecision, the type of activities which woUa Ue permissible.

Map 5: The zonal split is irrational (the demarcation of the site is for illustration purposes
only and the red line should not be read as defining the legal boundary oflneiitey.

5. Concluding Comment

The residential zoning designation which already applies to this land, under the Bray Developmenr
Plan 20 I I should be carried forward into the proposed Bray Municipal District Local Area ptai ZO t S.

The zonal division of the Kennedy site, into residential and open space / parkland does not reflect the
use of this site and is inconsistent with the domestic, rather than the natural, character of this garden.

Yours faithfully

t,,7;^i'ffi h"\ltll,
vincent 

"rp firrry ado t::o Lta

incent.ll' Iran')' BA MIttJP I.t-B MSc l)ipEnvEng MR'fpt lr,llpl MApl
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Leonora Earls

-rom:
.ent:

To:
Subject:

Rosalind Lane [,
09 March 201816:31
Planning - Plan Review
Zoning#R20 Oldcourt Estate BRAY LAP

SUBMISSION FROM CHARNWOOD RESIDENTS LIVING IN END ROt^l ADIOINING OLDCOURT FIELD, EAST OF

RIVER SWAN.

ZONING #R2O OLDCOURT ESTATE BRAY LAP

MATERIAL ALTERATIONS TO DRAFT MUNICIPAL LAP 2O18-2024

WE THE UNDERSIGNED OB]ECT TO THE REVISED PLAN FOR THE FOLLOWING REASONS:

1. PROTECTION OF 500 YEAR OLD OAK TREES AT THE BOTTOM OF OUR GARDENS. t^lE WOULD REQUEST
THAT A MINIMUM OF ].5 METRES EXCLUSION ZONE BE REQUIRED TO PROTECT THEIR ROOT BASE AT THE
DEVELOPMENT BOUNDARY. ALSO THERE IS AN ACTIVE BIRD LIFE AND SQUIRRELS LIVING AT THE
PROPOSED BOUNDARY.

.. WE UNDERSTAND THAT THE PROPOSED ENTRANCE TO THE DEVELOPMENT IS TO BE ONLY THROUGH THE

-XISTING AVENUE TO OLDCOURT HOUSE. WE TRUST THAT THERE IS A GUARANTEE THAT ACCESS hION'T BE

SOUGHT THROUGH AN ALREADY DENSELY POPULATED CHARNWOOD ESTATE IN THE FUTURE.

ROSALTND LANE, L74 CHARNWOoD, BRAY, CO.hJICKLOW

MARGARET CAVANAGH, 172 CHARNWOOD, BRAY, CO.WICKLOhI

e/3/20L8

1



Bto
Leonora Earls

From:
Sent:
To:
Subject:
Attachments

Sadhbh O'Connor [Sadhbh@toctownplanning.ie]
08 March 201815:18
Planning - Plan Review
Submission in Respect of MaterialAmendments to Draft Bray Municipal District LAP
Thornton O'Connor Town Planning Submission.pdf;AECOM Report - Access and
Servicing.pdf; Openfield AA Screening.pdf

Dear Sir/Madam,

Please find attached a Submission in respect of the Material Amendments to the Draft Broy Municipat District Local
Areo Plan 2077.

I would be grateful if you can confirm that this emailand 3 No. attachments has been received

Thank you.

Kind Regards

Sadhbh

Sadhbh O'Connor
Director

a
THORNTON O'CONNOR

TOITYN FLAHNIHG

No. e Kilmacud Road Upper, Dundrum, Dublin e4
T. *353.L. 205.149o
M.*353. 87.628743t
W. www.toctownplanning.ie

'egistered in lreland No: 583144

Th is email and any files transmitted with it are conf idential and intended solely for the use of the individ ual or entity to whom they are addressed. lf
you have received this email in error please notify the system manager. Please note that any views or opinions presented in this emailare solely those
oftheauthoranddonotnecessarilyrepresentthoseofThorntonO'ConnorTownPlanning. Finally,therecipientshouldcheckthisemailandany
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Admi nistrative Office r
Planning Section
Wicklow County Council
Station Road

Wicklow Town
A67 FW95

Friday, gth March zorS
Dear Sir/Madam

RE. SUBMISSION IN RESPECT OF THE MATERIAL AMENDMENTS STAGE
OF THE DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN zott

,..o INTRODUCTION

Thornton O'Connor Town Planning has been retained in conjunction with Aecom
Engineersl and Openfield Ecology' by the Leddy Family:1e prepare this Submission
in respect of the Proposed Material Amendments to the Draft Bray Municipal
District Local Area Plan zot7. This Submission specifically relates to lands at
Monastery in Enniskerry, Co. Wicklow as shown on the Map in Figure r.r below:

Figure r.r: Google Pro !mage Annotated to Show the Location of the Subject
Lands at Monastery Enniskerry, Co. Wicklow (lndicative Only)

'4th Floor, Adelphi Plaza, George's Street Upper, Dun Laoghaire, Co Dublin

'rz Maple Avenue, Castleknock, Dublin r5, lreland.
r Messrs. Glen, Michaeland Barry Leddy.
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1".1 Site Context

The southernmost part of the lands is located approximately 47o metres (by road)

from the crossroads of Kilgarron Hilland the Forge Road in the centre of the Village

and approximately 27o metres (by road) from the Catholic Church of St. Mary's and

St. Gerard's and the village primary school (St. Mary's and St. Gerard's). A bus stop for
the Dublin Bus No. 44 route which connects to Dundrum and Eden Ouay directly
abounds the eastern boundary ofthe subject site.

Within a 5oo metre walk of the site is a wide range of town centre facilities and services

including a fruit and vegetable shop, a Spar convenience store, a bookshop, a hotel, a

caf6, an ltalian restaurant, a hardware shop, a bookshop, a wine store, a pharmacy

and medical centre. Footpaths are provided between the subject lands and the town

centre.

Format of This Submission

Section e provides this lntroduction to the Site;

7-.2

Section z provides a Background to this Submission which includes a Significant

Anomaly to the Zoning Maps at the Draft Plan Stage;

Section 3 details the Purpose of this Submission;

Section 4 provides an Assessment of Demand for Housing and Land Zoned for
Residential Development;

Section 5 presents the Role the Subject Lands Can Play if Rezoned in Addressing the
Shortage of Housing in Enniskerry;

Section 6 provides a Conclusion.

zlPaqe
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BACKGROUND TO THIS SUBMISSION - SIGNIFICANT ANOMALY tN
COLOUR CODING OF ENNISKERRY ZONING MAP AT DRAFT STAGE

Due to a significant anomaly in the making of the zoning map for Enniskerry in the
Draft Stage of the Bray Municipal District Local Area Plan zot7, our Clients were under
the impression that their lands had been rezoned as'R Speaal New Residentrol'as they
are clearly shown in brown as per Figure z.r below, which is an extract from the
Zoning Map supplied with the Draft Plan.

Wicklow County Council will note that it is clear from comparing the colour coded
legend supplied with the zoning map that one would most likely infer that the subject
lands are zoned 'R Special New Residential' due to the predominant brown hue
provided.

Our Clients, who operate a residential development company, were very pleased to
have their lands zoned for residential development and did not therefore make a
Submission in respect of the Draft Plan seeking any further modiflcations.

2.O

E
NN
I

R Special New Residential

Conservation Area

OS2 Open Space

Figure z.e: Extract from Map No 3'Enniskerry'of the Dralt Bray Municipal Local
AreaPlan zorywith subject Lands at Monastery Farm highlighted in yellow.

However, it subsequently transpired following discussions with the Forward Planning
Department in Wicklow County Council that the lands were in fact zoned 'OSz Open
Space'in the Draft Stage of the Bray Municipal District Local Area Plan zotT and the
green hue of that zoning objective on the colour coded Zoning Map became distorted
by the horizontal red line that denotes a Conservation Area, culminating in a brown
hue presenting, which one would most likely interpretto represent residentialzoning
at the subject lands.
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Key Point The subject lands at Monastery House are not affected by the proposed

Material Amendments to the Bray Municipal District Local Area Plan zoq. However,
due to a significant anomaly in the colour coding of the Zoning Map provided by

Wicklow County Council at the Dralt 1tage, our Client construed that their lands had

been zoned for residential development and did not make a Submission at that stage.

We therefore submit that it is appropriate for our Client to make a Submission at the
Material Amendments Stage and that this Submission should be accepted and

thoroughly assessed by Wicklow County Council in the interests of fairness and
natural justice and having regard to the absolute reasonable interpretation of the
colour coding provided on the Plan

4lPage
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3.o PURPOSE OF THE SUBMTSSTON

3.1 Seek Rezoning of the Lands to Residential Use

The purpose of this Submission is to present a Town Planning case to Wicklow County
Council to demonstrate that the rezoning of the subject lands to provide for
residentialuse at Monastery, Enniskerry, Co. Wicklow is in the interests of the proper
planning and sustainable development of the area.

The subject lands which were zoned Agriculture in previous Development Plans have
now been zoned OSz Open Space. The lands have also been subject to a
Conservation Area designation. The Plan states the following in respect of lands
zoned OSz Open Space:

'Lands identified as OSz generally comprise open, undeveloped lands
encompassing flood plains, buffer zones along watercourses, rivers and Natura
zooo sites, steep banks, green breaks between built up areast green corridors and
areas of natural biodiversity.'

It is important to note that the lands have been in continual agricultural use for a
significant period of time and are currently intensively farmed.

ln this Submission we will demonstrate that there is a clear need for additional
residential zoned lands in Enniskerry to address the current demand and lack of
supply that exists. The rezoning of the subject lands has the potential to provide
centrally located residential development very close to the hean of the village, which
will consolidate the urban core of Enniskerry and accord with the sequential approach
to development of lands. We will further demonstrate that safe access can be
provided to the site, the lands can be serviced with foul infrastructure and the
development of the site will not have an impact on the adjacent SAC at Knocksink
Wood. Therefore, we submit that the zoning of the subject lands to provide
residential development is in the interests of the proper planning and sustainable
development of the area.

3.2 Background to the Landowners

Wicklow County Council should note that the Leddy Family operate a residential
development business and therefore are in a position to lodge a planning application
for development and subsequently construct a scheme as quickly as possible
following any rezoning of the subject lands.

Key Point: lt is clearthatthe designation of the lands as a Conservation Area and their
proximity to Knocksink Wood have been key factors in the rezoning of the lands to
OSz Open Space. Therefore, Openfield Ecology has been retained to prepare an
Appropriate Assessment Screening Report in respect of the subject Iands. The
findings of that report which are discussed in further detail in Section 5.5 of this Report
demonstrate that the subject lands are capable of accommodating residential
devel without impacti on the i ofthe a Natura zooo site-

5tt ':qe
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Therefore, the subject rezoning submission is not a case of a landowner trying to
increase the value of their assets but is in fact a case where houses will be constructed
directly by our Clients and made available on the market as soon as possible

addressing the acute housing shortage that currently exists in Enniskerry and

surrounding areas.

By way of background, the Leddy family have a proven track record of residential
developments in lreland and lnternationally. The family have been providing new
homes in Wicklow for over forty years including the developments of Beech Court and

Meadowbrook in Kilcoole (zoo No. dwellings), Woodbrook Lawns in Bray (uo No.

dwellings) and Dunbur Road in Wicklow (65 No. dwellings). Barry and Glen Leddy,

through their company Lyngrove developments have built 286 No. affordable homes
in developments in Counties Dublin and Louth. Examples include Westhaven in
Hartstown, Dublin e5 and Shrewsbury Manor and Beaulieu Mews, Drogheda, Co.

Louth. The family have since expanded internationally and are currently developing
in Germany and the USA.

SlPage



T

4.o

4.L

c
TOWN PLANNING CASE - AN ASSESSMENT OF DEMAND FOR HOUSING
AND LAND ZONED FOR RES!DENTIAL DEVELOPMENT

Nationa! Critical Demand for Housing

As well documented in the media, lreland is undergoing an acute housing crisis where
the level of demand is significantly higher than housing supply which has had
consequential impacts on the private rented sector resulting in major inflation in
levels of rent. Such a shortage in the supply of housing is also resulting in a consistent
and steady increase in house values which is now culminating in an affordability crisis
for many, particularly the first-time buyer market.

Key Point: The lrish Times reported in an article entitled 'lreland needs 48o,ooo new
homes by zojt, says peer-to-peer lender'on 21* February zor8 that at Ieast 4o,ooo No.
new homes will have to be built this year to satisff demand. lt further reports the
construction industry is falling far short of this, having built fewer than 9,5oo
properties in zo:r7.

The Group has also forecast a need for 48o,ooo new homes across the State by zo3r,
with an average of 34,ooo a year. Half will be needed in the Greater Dublin Area
including the County of Wicklow.

Serious Lack of Supply of Housing for Sale in Enniskerry with Consequential
Societallmpacts

On a more local level, Thornton O'Connor Town Planning undertook a search of
properties for sale in Enniskerry on March r't 2or8. That search demonstrated that
there are r5 No. residential properties for sale. The lowest price dwelling is e645,oooa
and the remaining r5 No. dwellings range in price up to €3,9oo,ooos. lt is noted that 9
No. of the 16 No. properties for sale have an asking price of €1,ooo,ooo or more.
Therefore,56% of the properties for sale in the village are only available to extremely
wealthy members of the population. The remaining 540/o of properties for sale are
also not available to the average first time buyer or young family having regard to the
lowest property price at e545,ooo.

Thornton O'Connor also reviewed the location of the 16 No. properties for sale in
Enniskerry. Just z No. of the properties are located within the boundary of the urban
settlement of Enniskerry as defined by Wicklow County Council in the Draft Bray
Municipal District Local Area Plan zot7. Both of these properties are located in the
exclusive 'Eagle Valley' residential development with the properties seeking asking
prices of €r,r5o,ooo and €r,z5orooo.

4.2

a'Carpathia', Kilmolin, Enniskerry, Co. Wicklow
s'Tinnahinch Lodge', Tinnahinch, Enniskerry, Co. Wicklow

tli' ).
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Key Point: Currently, the only housing option for a person wishing to buy a dwelling
within the urban area of Enniskerry is to purchase a dwelling at'Eagle Valley'for in

excess of one million euros. Therefore, there are no opportunities for the younger

generation of people that grew up in or near to the Village to purchase a dwelling to
rear their own families in the area where they have established family relationships

and societalties.

4.3 Private Rented Sector - No Houses Available to First Time Buyers or Young

Families

The only model for the younger generation of people seeking to live in Enniskerry is

to consider the renting a dwelling so that they can live close to their families and

friends and continue to participate in local activities, clubs etc.

A search undeftaken on myhome.ie for rented properties on 1n March zor8
demonstrates that there are no such properties available on that platform. An

additional search of houses for rent in the Enniskerry area on daft.ie demonstrates
that there are currently z No. options. Both of the houses for rent are located in 'Eagle

Valley'and the monthly rental prices are €3,325 and ca,5oo respectively'

A person is defined as having an affordability crisis if they are required to spend more

than 3o% of their salary on rent. Therefore, to be able to afford to live in the two
houses currently for rent in Enniskerry would require a net monthly salary of in excess

of €tr,ooo, which isthe equivalent of a gross annual salary of approximately cz5o,ooo.

4.4 Accommodating Demand from Rural Hinterland

Enniskerry is a service area for a large rural hinterland that includes areas such as

Curtlestown, Glencullen, Glencree, Ballyorney, Ballybawn, and Oonagh. Many
people that grow up in these area have a desire to live in the area where they went to
school, have friends, attended clubs, etc. Due to the lack of supply of dwellings in
Enniskerry, which is inextricably linked to increased property prices, a significant
proportion of the population of the rural hinterland have no choice butto seekto build

one off houses in rural areas where land can be purchased. This housing option, which

is less sustainable than development in serviced urban settlements, has unfortunately
become the only option for many due to price and lack of supply.

Key Point: There are currently no houses to rent in Enniskerry for persons that are on

average or very good salaries (less than €rr,ooo per month). Therefore, the majority
of young families would be priced out of the rental market in Enniskerry and would

need to relocate to anotherarea. We submitthatthe lack of housing in the area needs

to be addressed immediately to address the critical demand that exists in Enniskerry.
The demand that exists includes'pent-up' a issue of Enn

8|I"''t'



4.5

TC
Key Point: We submit that urban settlements such as Enniskerry need to provide
accommodation fortheir urban hinterland to ensure that that an alternative housing

to one off housing in the countryside exists.

An Assessment of Population Forecasting and Understanding the Legacy of
Undersupply of Zoned Land in Enniskerry and Bray

The Draft Bray Municipal District Local Area Plan zoq has set a population target of
47,ooo persons in the Municipal District area by zozS which includes a target of z,5oo
No. persons in Enniskerry.

The PIan states that it aims to put in place a 'framework'to allow these targets to be
met. The Plan further acknowledges that:

'Neither the plan, nor the Council, can force' the development of all zoned
land in order to reach the target, but it is hoped that providing the right
framework and infrastructure, development can be encouraged.'

Key Point lt is clear that a key mechanism is achieving the set target is to ensure that
a sufficient quantum of lands are zoned to allow the population targets to be
achieved.

Table 2.7 of the Plan details the Housing stock groMh target up to zoz5 in the Bray
Municipal District area. The details for Enniskerry and the Rural Area are extrapolated
in the table below:

o

zoe6 Population
zoe6 Housing Stock
zoz5 Housing Stock
Target
Growth

Enniskerry
er889
64o
LrLLz

472

RuralArea

3,365
111O5

From the information provided in the Draft Plan in respect of population and housing
stock, it is clear that Wicklow County Council are basing housing provision in
Enniskerry on the following factors:

zo16 population of r,889 No. persons to increase to z,5oo by zoz8. This
correlates to an increaseby 320/0.

Housing stock of 472 No. units required in the urban area of Enniskerry by
2025.

The rural area which has a population of 3,365 No. persons does not have a
set housing stock target.

a

a

a
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4.6

The Draft Local Area Plan does not provide a Core Strategy which is provided in

Section 2.4 of lhe Wicklow County Development Plan zot6-zozz. That Strategy
acknowledges the shortage of land zoned in Enniskerry which has contributed to the
'pent up'demand as referred to above. The County Development Plan in referring to
Level 5 settlements stated the following:

'The majority of the town plans adopted for these towns prior to the
review of this County Development Plan had a surplus of zoned land
having regard to the population and housing targets set out in this plan.

This was in the main due to the revised population targets included in

this plan, as well as previous take up of land for housing development

altering the headroom proportions. Where a surplus was identified, the
surplus land has been either re-designated for an alternative, non-

residential uset or as a'strategic Land Bank' (SLB). The only exception

is Enniskerry where a deficit was identified. Therefore, the new
Enniskerry town plan forming part of this CDP includes additional
zoned land to address this deficit.'[Our Emphasis].

The County Development Plan refers to an associated undersupply of housing in the
Brayarea. Tablez.SofthePlanacknowledgesanundersupplyof3,z45No.unitsin
Bray and states the following:

'A future LAP for Bray town and environs shall address the zoning

shoftfatt in Bray. This new plan shall comprise a'Bray Municipal Area

Local Area Plan'which shall replace the existing Bray Town Development

Plan and the Bray Environs Local Area Plan, and shall encompass all
settlements in the Municipal District including Kilmacanogue and

Enniskerryr.' [Our Emphasis].

Providing Headroom to Avoid Aftificial tmpact on Property Prices

Headroom or market factor is 'extra' land that should be zoned over and above the

minimum amount needed to accommodate the population target. Headroom is

(

Key Point: As detailed above there was a clear recognition in the County

Development Plan that Enniskerry had an undersupply of zoned land which has

created a legacy of a lack of accommodation with associated impacts on property
pricesarisingfromthelackofsupply. TheCountyDevelopmentPlanwhichwasmade
two years ago claims to have addressed this deflcit through zoning additional lands.

However, as demonstrated in Sections 4.2 and 4.3 of this Submission, there are still

no homes available to rent or buy for the average first time buyer or young family in
Enn

Key Point: it is clear that Bray, which is the nearest large settlement to Enniskerry,

would have been unable to accommodate the pent up demand for accommodation in

Enniskerry. Having regard to the lack of supply of accommodation in Enniskerry and

Bray in the recent past that is acknowledged in the County Development Plan, it is
critical that adequate zoned lands are now provided to allow for the construction of
homes for people in these areas and to control property prices which are artificially

due to lack of su

rci,
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provided so as to allow for greater location choice and deal with any land supply
inflexibility which may arise.

Section 2.4.5 of the Wicklow County Development Plan zotS-zozz states the following
in respect of headroom to be provided in future Local Area Plans:

'lt is planned that these LAPs will be adopted during 2o77-2otg period, in
order of timeline priority (i.e. according to the date when each existing plan
is due to expire). Each LAP will cover a period of 6 years (the latest plan to
be reviewed having a timeline of zotg-zozfl and zoning will be provided
on the basis of the land needed to meet a 6 year horizon, plus 3 years
zoning 'head,room' or 'market factot', as recommended in the
Development Plan Guidelines issuedbythe Minister.' [Our Emphasis].

Page ro of the Material Amendments to the Draft Bray Municipal District Local Area
Plan zoq states that 'ft is considered appropriate at this stage that the plan shall put in
place a structure to meet the short term 6 year target only, with t year 'headroom,. lOur
Emphasisl.

The Chief Executive of Wicklow County Council acknowledges that the provision of
just r year's headroom deviates from the Ministe/s instructions. The following
response was abstracted from the Chief Executive's Reports on the Drafi Bray
Municipal Local Area Plan zot7, which was published in November zorT:

'There is no'over zoning'in this plan as suggested in Submission C$ -
the population and housing targets are clearly set out and the land zoning
provision match same. lt is not correct to state therefore that the zoning of
land at Kilruddery represents 'over zoning' in the absence of this zone, the
zoning provisions would allow indicatively for 5,89o units, while the target
is 6,t3o units (for zozfl. lt is accepted that this target represents the target
for the 6 years of the plan plus z years, but at this stage, with the plan not
likely adopted until zot?, this only represents a year's 'head,room,.
Ministerial guidelines recommend 3 yedrs headroom, and the plan in
fact could be considered non-compliant with Ministerial instructions
due to the lack of zoned land it provides.' [Our Emphasis]

6 Pager.44.

erlPao

Key Point: The Decision by Wicklow County Counci! to provide just r year/s

Headroom in the making of the Draft Bray Municipal District Local Area Plan zotT does
not accord with the recommendations of the Minister and does not accord with the
stated plans and intentions of the Wicklow County Development Plan zot6-zozz,
which is clearthat 3 years zoning headroom shall be provided in the LocalArea Plans.

Therefore, sufficient zoned !ands are not available to dealwith land supply inflexibility
issues that may arise in areas such as Enniskerry or Bray. This will compound the
housing difficulties that are already being encountered in these settlements due to an
acknowledged lack of zoned land that p existed.
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We have reviewed the Chief Executive's Report to try and ascertain the rationale for
the decision to provide a lesser degree of headroom and consequential reduction in
the quantum of zoned residential lands. We note that in Section 3.r of the Report in
providing a response to a Submission by The Department of Housing Planning and
Local Government, the Chief executive stated:

'As set out in the plan and as recommended to be amended in response to
Item z raised, this plan does not provide for any signtficant'headroom'
beyond a 7 year horizon. This is for two key reasons (a) there is unceftainty
about overall regional, County and settlement populations atthis time, while
the development of the NPF and RSES plans are in train and (b) there simply
is not enough land available in the settlement of Bray to meet a longer
term target. ln the development of the draft plan, all possible optionsfor
new zoning were assessed and considered, and there is little scoPe

beyondwhat is proposed in the draft plan.'[Our Emphasis].

Key Point: lt is clear from the Chief Executive's comments above that the lack of
suitable lands for residential zoning was a key issue in determining the appropriate
headroom to be provided. The su site can address this issue.

It is further noted that in Appendix z of 'Our Plan - lreland 2o4o', the Draft National
Planning Framework, which sets out a Methodology for the Prioritization of
Development Land, the following recommendation is provided in respect of
headroom:

'ln order to facilitate flexibility and choice, an additional land factor,
known as'headroom' is normally applied to land zoning at a rate of
5o%o over and above the planned six-year land requirement, i.e. to
ensure sufficient landfor nine years.'

Key Point The Decision by Wicklow County Councilto provide one yea/s headroom
in respect of the propos ed Bray Municipal Local Area Pldn zorS represents a significant
deviationfromGovernmentDirection. ThesettlementofEnniskerrythathassuffered
from a legacy of undersupply of zoned Iands will now only have enough zoned land
forseven years ratherthan the recommended nine. Any landbanking ordifficulties in

obtaining planning on zoned lands could therefore compound the acute housing
shortage being experienced in the town.

4-7 Analysis of Future Residential Development Locations and Likely Release of
Housing Units

As detailed in Table 3.2 below, which is abstracted from the proposed Material
Alterations, zoned land in Enniskerry has the potential to provide 475 No. units.

rzlt'ag-,



Table 3.2 Enniskerry

Enni;kcrry Spccific Housing Objcctivc3

RXX Io .rllo'v fot J r)l.rxrrnLillr crl 5 ttt'v; rlit'ellrrrt; unrtri L)n tlle l.,ili11s zot)e{l R \;;er:ral otr tl)e ( ookstovrr) RoJd ie,}st
of AAlj, lo acconrrrod.rte the tan)ily oi the exirtrnq dwellrng unit on the l.tnds

at Grove R20 72
Lands at Cookstown R10 8

Actron Area I - Lands at Parknasillooe R20 156

SLO L - Lands at Ballyman R Specral 12 max

Action Area 2 - Lands at Kiloarron R Soecial 28
Action Area I - Lands at Cookstown R20 105

Lands at Powerscourt R20 44

PROPOSED MATERIAL
ALTERATION

isee d.,rocrdted land use maJr

r lrtnge below)

Landr Jt Lookslown iealt of AAll R Sr;er r,rl t No. 3

Infill on other TC / RE lands 45

TOTAT 8+ 475

LOCATION/DESCRIPTION ZONTNG FIOTENTIAL NO.
Of UNITS

CT

As detailed in the table above, the 5 No. dwellings at Cookstown zoned'R Special'are
zoned specifically to accommodate the family of an existing dwelling on the lands and
therefore will not be available to the general population. Therefore, zoned lands have
been provided to potentially provide 47o No. houses within the town for the general
population as shown on the Map below:

Figure 4.1: Enniskerry Zoning Map as provided at Draft Stage ol the Bray
Municipal District Local Area Plan zotT with Large Tracts of Land Designated for
Residential Development Circled in Red
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A comparison of the above map with the zoning map provided in the Enniskerry Local

Area Plan zoog, is useful in understanding lands that are currently being landbanked
(which demonstrates the importance of headroom). None of the large tracts of lands

zoned as Action Area Plans or New Residentia! development in the zoog Local Area

Plan have yet been developed, a period of 8 No. years later.
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Figure 4.2: Enniskerry Zoning Map as provided in the Enniskerry LocalArea Plan
zoog with Large Tracts of Land Designated for Residential Development Circled in
Red

The following points in respect of the potential release of housing units are noted:

Lands at Monastery Grove which are anticipated to provide 7z No. residential unit
were zoned'New Residential'in the Enniskerry LocalArea Plan zoo9. Despite the
lands being zoned for in excess of 9 No. years including a time when there was an

acknowledged undersupply of zoned lands in Enniskerry and acute demand, a
planning application has not yet been lodged for development of these lands. One

must therefore naturally question whether the lands will become available over
the next 5 years?

Lands at the Action Area Plan e site at Parknasillogue are planned to provide

r55 No. dwellings. However, the lands are subject to a detailed phasing strategy
which required for example a school site to be provided before more than 5octh of
the houses are built and a r No. hectare area of employment facilities is required

to be provided before the final z5oh of the houses are provided. Due to the

a
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phasing of the lands, it is questionable whether these lands will provide a
sufficient quantum of housing in the short term to address the acute demand that
currently exists?

Town Centre and Existing Residential lands in the town are intended to
accommodate 45 No. dwellings. Such opportunities will be largely by infill
developments where higher densities are provided on individual plots. Such infill
developments in Enniskerry have been relatively rare over the past 6 No. years
with very few planning applications having been lodged for the densification or
subdivision of plots. lreland has seen dramatic increases in property prices in
zor5, zo16 and zorT and therefore there has been a clear economic justification
for densiffing and subdividing sites for the past number of years. Despite this,
very few infill developments have taken place which is likely linked to the socio-
economic status of many residents of homes in the town. lt is therefore
questionable whether the six year period of the proposed Bray Municipal District
Local Area Plan zotg will see a surge in the release of infill housing in the town
centre as expected (+5 No.additional units)?

Key Point: Thornton O'Connor Town Planning submit that headroom is entirely
necessary to provide the required housing units in Enniskerry. There are a variety of
reasons why zoned lands may not be released for development and the Planning
System needs to be prepared for this eventuality - by ensuring that additional zoned
lands are provided to assist in addressing the critical issue of housing supply not
meeti demand in the town.

t5!t-aoe
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5.o TOWN PLANNING CASE - ROLE THE SUBJECT LANDS CAN PLAY IN

ADDRESSING SHORTAGE OF HOUSING IN ENNISKERRY IF REZONED

5.1 Adhering to the Principle of Compact Town

Project lreland zo4o, The National Planning Framework strongly advocates the
concept of the Compact Growth of urban areas. The Plan States:

'Carefully managing the sustainable growth of compact cities, towns and
villageswill addvalue and create more attractive places in which people

can live and work. All our urban settlements contain many potential
development areas, centrally located andfrequently publicly owned, that
are suitable and capable of re-use to provide housing, jobs, amenities and
services, but which need a streamlined and co-ordinated approach to their
development, with investment in enabling infrastructure and supporting
amenities, to realise their potential. Aaivating these strategic areas and
achieving effective density and consolidation, rather than more sprawl
of urban development, is a top priority.'lOur Emphasisl

Key Point: The subject lands at Monastery are strategically located within the core of
Enniskerry. As demonstrated in Figure 5.r below the lands are closer to the village

core than al!-of the large sites zoned to provide new residential development in the
town.

Figure 5.e: Enniske rry Zoning Map as provided al Dratt Stage ollhe Bray Municipal
Distria LocalArea PIan zotTwith Subject Lands Shown Outlined in Pink

- t,.
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ln determining appropriate locations for the zoning of lands in Enniskerry , the Draft
Bray Municipal District Local Area Plan zotT states that:

'The solution adopted in this plan is to designate residential lands as
close as possible to the town centre and existing community facilities
whilst avoiding the environmentally sensitive and EU designated areas.'

As detailed in section 5.5 of this Plan, openfield Ecology have undertaken an
Appropriate Assessment of the subject lands which has concluded that the lands are
capable of residential development without impacting on Natura zooo sites including
the adjacent Knocksink Woods.

The Plan further states that:

'This plan has aimed to consolidate the existing built pattern in
Enniskerry by maximising the potential of large sites close to the
settlement core and any infill sites along the main roads within the
settlement. The designation of spectfic lands for residential
development has been provided in a manner that facilitates greater
connectivity between the settlement core and the existing developed
lands within the plan area.'lOvr Emphasisl.

Key Point: The subject lands are one of the few large remaining sites within the
settlement of Enniskerry that have the potentia! to provide dwellings that are within
walking distance of all of the services and facilities of the town yet the lands have not

been zoned for residentialdevelopment.

S.z Connectivity and Permeability

As detailed in Section r.r the subject lands are very well connected to the variety of
services available within the village. The lands are within 5oo metres of the shops and
restaurants and this distance is served by footpaths. The Dublin Bus No. 44 route
which connects to Dundrum and Eden Ouay is directly abounds the eastern boundary
of the subject site. ln addition, sports and recreational facilities including the Bog
Meadow and St. Mary's GAA are within walking distance of the lands.

5.3 Visual lmpact and Protection of Historic Streetscape

The Enniskerry Natural Heritage Map No. H5 which is incorporated in the Draft Bray
Municipal Local Area Plan zory shows a protected view at the subject site. The view
extends from the subject site south towards Enniskerry.

Key Point: Therefore, the rezoning and subsequent development of the subject lands
will ensure the efficient use of scarce urban and serviced lands which is in accordance
with the nciples of proper planni and sustainable deve ent.

Llli ' ,) (.
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5,4

Figure 5.2: Extract from Map H6 of the Draft Bray Municipal Local Area Plan zotT

ln our opinion the subject lands are much less visually sensitive than other
residentially zoned sites in the town including the site at Kilgarron Hill that is

designated to provide z8 No. houses on lands that rise gently above the village and to
the rear of original Powerscourt labourer's cottages.

lf the subject lands are rezoned to provide residential development, any future
planning application at the lands will provide a Landscape and Visual lmpact
Assessment that will have to demonstrate that the lands can be developed without
any impact on the historic streetscape of the town.

Access and Servicing

AECOM have been retained by the Leddy family to assess the potential for access and

servicing of the subject lands and a detailed report is enclosed as a separate

document.

\]. ")

!
t'

.:

tUr

Prolected View at Subject Site

Views*t,

Key Point: The presence of a Protected View should not impede any potential zoning

of the lands. Ensuring that the view is retained is a matter for development
management following any rezoning of the lands. lt is noted that other sites that
contain Protected Views are zoned for residential development including lands at
Cookstown that are desi nated as approp riate forthe construction ro5 No. dwellings.

a8l 
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The report demonstrates that the current site access has sufficient sightlines and the
landowner has control over significant road frontage to make alterations to the access
arrangements if required for any future planning application.

AECOM have demonstrated that there are a number of surface water outfall options
including discharge or surface water, via an attenuated system and appropriate flow
restriction to the Bog Meadow stream valley or to a new surface water sewer running
along the RrrT road and discharge to the Glencullen River.

AECOM have considered the foul network in the vicinity of the site and propose to
install an approximately rkm foul pipeline from the subject site, along the RrrT
discharging to the existing 225mm diameter foul water sewer adjacent to st. Mary's
& Gerard's National School. ln order to confirm viability of this foul outfall, AECOM
have examined the levels associated with this and are confident that this can be
achieved by gravity.

With regard to water supply, records provided by lrish Water indicate that there are a
number of watermains running along Ru7.

The issue of flooding has also been considered and AECOM has concluded that the
subject site is not at risk of flooding.

Appropriate Assessment Screening Report

A screening Report for Appropriate Assessment has been prepared by openfield
Ecology and is enclosed as a separate document with this Rezoning Submission.

The Screening Report assesses the proposed rezoning of the subject lands to allow for
residential development under the appropriate methodology. The Report concludes
that based on the conservation objectives of the SACs within the project's zone of
influence, it has found that no significant effects are likely to arise, either alone or in
combination with other plans or projects to either the Knocksink Wood SAC or
Ballyman Glen SAC. These are the only Natura 2ooo areas considered to be within the
zone of influence of the lands.

It is further noted that any future planning application at the lands would require a
project specific assessment to be undeftaken to demonstrate to the Planning
Authority that the project will not impact upon any Natura zooo site.

Key Point: The Screening ReportforAppropriate Assessment has demonstratedthat
the subject lands can accommodate residential development without any impact on
the adjacent Knocksink Wood SAC and therefore the lands can be rezoned to allow
forthe future construction of homes on the lands.

5.5

Key Point: Aecom has demonstrated that a safe access can be provided to serue any
future development of the subject lands. ln addition, the lands can be serviced
without difficulty and in accordance with best principles. lt should be noted that the
surface water, waste water and water supply networks are all sealed systems and
therefore do not have ications on nd water.

rglf aqe
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6.o CONCLUSION

The purpose of this submission is to seek the rezoning of the subject lands from its
recently proposed 'OSz Open Space' inthe Draft Stage of the Bray Municipal District
Local Area Plan zory to'New Residential'.

At a time of an acute housing crisis, the Bray Municipal Local Area Plan zorS is being
made with just r year's headroom. Therefore, any land inflexibility issues will have a

critical impact on meeting the pent up demand that currently exists for housing in

Enniskerry. lt is clear from a review of the Chief Executive's Report that the
availability of suitable lands for zoning was a key issue in providing reduced

headroom.

It is considered thatthe subject lands at Monastery can addressthe shortage of zoned

lands in Enniskerry. The site, which is owned by a family of residential developers, is
strategically located to create a sustainable community close to the heart of
Enniskerry Village in accordance with the principles of the sequential approach and

promoting a compact core. The enclosed specialist technical reports prepared by

Aecom and Openfield Ecology demonstrate that safe access can be provided, the site
can be seruiced, and the development of the lands will not impact on the adjoining
SAC at Knocksink Wood.

We trust that due consideration will be given to the role of the subject site in the
overall future development of Enniskerry.

We trust that the Planning Authority will take the above into consideration when
preparing lhe Bray Municipal District and would be happy to clarify any issues arising,
if considered appropriate by the Planning Authority, and would welcome the
opportunity to work with you and your fellow Councillo/s, to secure these objectives.

Yours Sincerely

c

/.ttt J a,,^-
Sadhbh O'Connor
Director
Thornton O'Connor Town Planning
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1.0 lntroduction
AECOM has prepared this technical note, which should be read in conjunction with the main submission,

prepared by Thornton O'Connor Planning Consultants, to Wicklow County Council in relation to the 'Draft

Bray MunicipalDistict Local Area Plan 2018'.

The site is located off the R117 on the north-eastern side of Enniskerry Village, Co. Wicklow as indicated in

Figure 1 below.

E
o
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o
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MONA::TERY

t,.- ..I "'

Ennisl<erry
t. t'.Ja'r:1i:,ll'Jt.

EMitSi. EFrF'i

Figure 1 - Site Location -" Monastery, Enniskerry. Co.Wicklow
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Technical Note

2.0 Draft Bray Municipal District Local Area Plan 2018
Wicklow County Council is currently inviting submissions or observations on the proposed material

alterations to the Draft Bray Municipal District LocalArea Plan 2018. Once formatly adopted, the LAp will

present the statutory planning context for the subject site.

3.0 Road Access & Traffic
The subject lands area located adjacent to the R117 with significant road frontage. There is exceltent

accessibilty to the village of Enniskerry located 400 m from the site. The N11/M11 is approx. 2.5 km ftom the

site which provides excellent connectivity for longer journeys to Dublin City and Wicklow Town. Access to

Bray Dart station is also within easy reach from the site.

The bus route No.44 runs along the R117 in front of the site. This route travels from EnniskerryVillage, via

Dublin City Centre, to Dublin City University in Glasnevin.

This bus stop location located within Enniskerry Village also /operates a regular bus link, No. 185, to the Bray

DART station. Figure 2 below illustrates the bus stop locations in the vicinity of the lands.

Bus Stop - No. 44

Bus Stop - No. 185
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Figure 2 - Bus Stop in the vicinity of the site lands
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Technical Note

The existing entrance to the site has significant sightlines. Figure 3 is an extract of AECOM Drawing

60568355-SKT-10-C-SK002 and indicates there are currently a 78m sightline to the north and a 69m

sightline to the south available at the existing site entrance.
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Figure 3 - Current site access visibility splay along the R117

However, as there is significant road frontage within the control of the applicant, alterations can be made

either to the existing entrance to provide sufficient sightlines to comply with current development standards;

or a new access can be provided as part of the future development layout.
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Technical Note

4.0 Service Provision

4.1 Surface Water

The subject lands and their environs have been examined to assess the services provision and identify any

potentialshortcomings in relation to sanitary service provision.

AECOM have also engaged with Wicklow County Council regarding obtaining records and local knowledge

in relation to the current surface outfall arrangements.

The Bog Meadow is located between the R117 and the Monastery Road. During resurfacing of the R117 in

2017 some localised drainage was installed by Wicklow County Council, which discharges to the stream

valley at the northern end of the Bog Meadow.

Wicklow County Council has confirmed that, in line with lrish Water Code of Practice, storm water is not

permitted to discharge to the foul network, in this regarding AECOM would proposed the following options:

Discharge of surface water, via an attenuated system and appropriate flow restriction and outfall to

the stream valley - similar to WCC road drainage gullies

Discharge of surface water, via an attenuated system and appropriate flow restriction to a new

surface water sewer running within the lands and outfall to the Glencullen River (same route as the

proposed foul line referred to below). Please refer to Appendix A for the Windes MicroDrainage

calculations indicating that the surface water runoff can be discharged by gravity.
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Technical Note

4.2Foul Water Drainage

AECOM have engaged with Wicklow County Council and lrish Water regarding obtaining records and local

knowledge in relation to the current foul drainage network.

The existing dwellings on the subject lands are serviced by septic tank system.

AECOM have considered the foul network in the vicinity of the site and would propose to install an

approximately 1km foul pipeline within the subject site discharging to the existing 225mm diameter foul water

sewer adjacent to St. Mary's & Gerard's National School (refer to Figure 5). lt is proposed to relay the first

section of '150mm foul water sewer as indicated in the lrish Water records.

Figure 5 - Existing Foul Water Record Drawing

ln order to confirm viability of this foul outfall, AECOM have examined the levels associated with this and are

confident that this can be achieved by gravity. Please refer to Appendix B for the Windes MicroDrainage

calculations.
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foul water sewer
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Technical Note

4.3 Water Supply
Records provided by lrish Water indicate that there are a number of watermains running along Rl17 (refer to

Figure 6). These include the following:

- A 100mm diameter UPVC watermain

- A300mm diameter Ductile lron watermain

Figure 6 - Existing Watermain Record Drawing

Existing 100mm dia
uPVC watermain

Ductile lron watermain
Existing 300mm
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Technical Note

5.0 Flood Risk ldentification
AECOM have reviewed the flood risk mapping currently available for the subject lands:

. Coastal Flood Risks
e FluvialFlood Risks
o Pluvial Flood Risks

5.1 Coastal Flood Risk

Coastal flooding results from sea levels which are higher than normal and result in sea water overflowing

onto the land. Coastal flooding is influenced by the following three factors which often work in combination:

high tide level, storm surges and wave action.

There is no risk associated with coastal flooding for this site as general ground levels for the site (ranging

between 95mOD and 120mOD) are much higher than expected extreme coastal flood levels.

5,2 Fluvial Flood Risk

Fluvial flooding is the result of a river exceeding its capacity and excess water spilling out onto the adjacent

floodplain.

Myplan.ie map incorporates many different sets of spatial information, including OPW Preliminary Flood Risk

Assessment (PFRA) Mapping data (fluvial, pluvial, coastal flooding data and groundwater flood extents).

Figure 7 is an extract from www.mvplan.ie and illustrates areas that might be at risk of fluvialflooding in the

vicinity of the site; however the subject site is not affected.
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Figure 7 - Flood zones in Enniskerry as defined by OPW PFRA Maps (www.mvplan'ie)
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Technical Note

5.3 Pluvial Flood Risk
Pluvial flooding is a result of rainfall-generated overland flows which arise before runoff enters any

watercourse or sewer.

A review of the WylyIypLerLte mapping (please refer to Figure 7) indicates that there are areas that may be

at risk of pluvial flooding in the vicinity of the subject lands; however the subject site is not affected.

5.4 Historic Flood Evenb in Enniskerry
The OPW Flood Hazard Mapping Website is a record of historic flood events and this database indicates that

there was a single reported incident of flooding on Forge Road, Enniskerry. However this flood event

occurred further south in Enniskerry without having an adverse impact on subject site. Please refer to Error!
eference source not found. and Appendix C for the full report.

OPlil Nationat Ftocla Hazad *tapping

Summary Local Area Report
This Flood Report summarlses all flood events within 2.5 kilometres of the map centre

The map centre ls ln:

County: Wicklow

NGR: o222176

this Flood Report has been downloaded from the Web slte www.floodmaps.ie. The users should take account of the
€strictlons and llmltatlons relatlng to the content and use ol thls Web slte that are explalned ln the Dlsclalmer box when
lntering the site. lt is a condition of use of the Web site that you accept the User Declaration and the Dlsclaimer.

urue Licence No ENOO2IOO

Flood event
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Areas Flooded
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MONAST

Rivers

Benefitlng Lands'

Lakes

Dralnage Dlstricts'

River Catchment Areas

Land Commlssion'

Multiple / Recuning
Flood Polnts

Map Scale 1:1'l ,436

2 Results

' lmportant: These maps do
not indicate flood hazard or
flood extent. Thler purpose
and scope is explained in the
Glossary.

Figure 8 - Historic Flood Events in Enniskerry (www.floodmaps.ie)
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Technical Note

6.0 Conclusion
This document should be read in conjunction with the main submission from. This technical note considers

the access, servicing options and flood risk for the subject land.

It should be noted that the surfiace water, waste water and water supply networks are all sealed systems and

therefore do not have any implications on ground water.
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Technical Note

Appendix A - Surface Water Network Calculations
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lntroduction

Biodiversity is a contraction of the words 'biological diversity' and describes
the enormous variability in species, habitats and genes that exist on Earth. It
provides food, building materials, fuel and clothing while maintaining clean air,
water, soil fertility and the pollination of crops. A study by the Department of
Environment, Heritage and Local Government placed the economic value of
biodiversity to lreland at€2.6 billion annually (Bullock et a!., 2008) for these
'ecosystem services'.

All life depends on biodiversity and its current global decline is a major
challenge facing humanity. ln 1992, at the Rio Earth Summit, this challenge
was recognised by the United Nations through the Convention on Biological
Diversity which has since been ratified by 193 countries, including lreland. lts
goal to significantly slow down the rate of biodiversity loss on Earth has been
echoed by the European Union, which set a target date of 2010 for halting the
decline. This target was not met but in 2010 in Nagoya, Japan, governments
from around the world set about redoubling their efforts and issued a strategy
for 2020 called 'Living in Harmony with Nature'. In 2011 the lrish Government
incorporated the goals set out in this strategy, along with its commitments to
the conservation of biodiversity under national and EU law, in the second
national biodiversity action plan (Dept. of Arts, Heritage and the Gaeltacht,
2011).

The main policy instruments for conserving biodiversity in lreland have been
the Birds Directive of 1979 and the Habitats Directive of 1992. Among other
things, these require member states to designate areas of their territory that
contain important bird populations in the case of the former; or a
representative sample of important or endangered habitats and species in the
case of the latter. These areas are known as Special Protection Areas (SPA)
and Special Areas of Conservation (SAC) respectively. Collectively they form
a network of sites across the European Union known as Natura 2000. A
recent report into the economic benefits of the Natura 2000 network
concluded that "there is a new evidence base that conserving and investing in
our biodiversity makes sense for climate challenges, for saving money, for
jobs, for food, water and physical security, for cultural identity, health, science
and learning, and of course for biodiversity itself' (EC, 2013).

Unlike traditional nature reseryes or national parks, Natura 2000 sites are not
'fenced-off' from human activity and are frequently in private ownership. It is
the responsibility of the competent national authority to ensure that 'good
conseryation status' exists for their SPAs and SACs and specifically that
Article 6(3) of the Directive is met. Article 6(3) requires that an 'appropriate
assessment' (AA) be carried out for these sites where projects, plans or
proposals are likely to have an effect. In some cases this is obvious from the
start, for instance where a road is to pass through a designated site. However,
where this is not the case, a preliminary screening must first be carried out to
determine whether or not a fullAA is required.

tl
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The Purpose of this document

This document assesses a proposed application to rczone lands at
Monastery, Enniskerry, Co. Wicklow under the Enniskerry Local Area Plan
(LAP). The lands were zoned as 'agricultural' under the 2009 LAP. The
applicant wishes to change the zoning to 'residentia! development'within the
Bray Municipa! Local Area Plan 2017 (which is currently in draft). This report
will assess whether this zoning is likely to have a significant effect to SACs or
SPAs within the zone of influence of the project.

It will assess whether effects to the Natura 200A network are likely to occur as
a result of this rezoning in accordance with Article 6(3) of the Habitats
Directive and the Planning and Development (Amendment) Act, 2010. lt
should be noted that any screening for appropriate assessment (AA), or full
AA is undertaken by the competent authority, in this case Wicklow County
Council. Under the Planning & Development Act it is prohibited to proceed
with the rezoning where an AA has shown that significant effects are Iikely to
occur to the SAC or SPA in question. ln this case, under Afticle 6(4) of the
Directive, the project can proceed only for'lmperative Reasons of Overriding
Public lnterest' however this project is unlikely to meet this criterion.

About OPENFIELD Ecoloqical Services

OPENFIELD Ecological Services is headed by PSdraic Fogarty who has
worked for over 20 years in the environmental field and in 2007 was awarded
an MSc from Sligo lnstitute of Technology for research into Ecological lmpact
Assessment (EclA) in lreland. Since its inception in 2007 OPENFIELD has
carried out numerous EclAs for Environmental lmpact Assessment (ElA),
Appropriate Assessment in accordance with the EU Habitats Directive, as well
as individual planning applications. P5draic is a full member of the lnstitute of
Environmental Management and Assessment (IEMA).

Methodoloqy

The methodology for this AA Screening is clearly set out in a document
prepared for the Environment DG of the European Commission entitled
'Assessment of plans and projects significantly affecting Natura 2000 sites
'Methodological guidance on the provisions of Article 6(3) and (4) of the
Habitats Directive 92l43lEEC' (Oxford Brookes University, 2001). Chapter 3,

part 1, of this document deals specifically with screening while Annex 2
provides the template for the screening/finding of no significant effects report
matrices to be used.

Guidance from the Department of the Environment, Heritage and Local
Government 'Appropriate Assessment of Plans and Projects in lreland' (2009)
is also referred to. ln accordance with this guidance, the following
methodology has been used to produce this screening statement:
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Step 1: Management of the Natura 2000 site
This determines whether the project is necessary for the conservation
management of the site in question.

Step 2: Description of the Proposal
This step describes the aspects of the proposed rezoning that may have an
impact on the Natura 2000 site.

Step 3: Characteristics of the Natura 2000 Sites
This process identifies the conservation aspects of the Natura 2000 site and
determines whether negative impacts can be expected as a result of the
project. This is done through a literature survey and consultation with relevant
stakeholders - particularly the National Parks and WiHlife Service (NPWS).
All potential effects are identified including those that may act alone or in
combination with other projects or plans.

Using the precautionary principle, and through consultation and a review of
published data, it is normally possible to conclude at this point whether
potential effects are likely to occur. Deficiencies in available data are also
highlighted at this stage.

Step 4: Assessment of Significance
Assessing whether an effect is significant or not must be measures against
the conservation objectives for the Natura 2000 site in question.

lf this analysis shows that significant effects are likely then a full AA will be
required.

A full list of literature sources that have been consulted for this study is given
in the References section to this report while individual references are cited
within the text where relevant.

Screeninq Temglate as per Annex 2 of EU methodologv:

This plan is not necessary for the management of any SAC or sPA and so
Step 1 as outlined above is not relevant.
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Brief description of the proposed proiect

The subject lands are Iocated to the north of Enniskerry, County Wicklow. The
site is currently in agricultural and residential use.
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Figure I - Site location showing its proximity to nearby Natura 2000 areas.
There are no SPAs in this view (from www.npws.ie ).

The site was visited for this study on February 27u 2018, which lies outside
the optimal season for general habitat survey (Smith et al., 2010). Habitats are
described here in accordance with standard classifications (Fossitt, 2000).
Despite the timing all habitats were identifiable to Fossitt level 3.

The lands are a collection of fields of improved agricultural grassland -
GAI interspersed with buildings and artificial surfaces - BL3, the latter
category includes residential homes, driveways and an arena for training
horses. There are lines of mature treelines - WL2 along avenues and these
are composed of Lime Tilia sp. and Horse Chestnut Aesculus hippocastanum.
Other 'ornamentat' trees are Scattered and include Specimens of Fir
Pseudotsuga sp., Oak Quercus sp., Larch Larix sp., and Leyland Cypress
Cuprocyparis teylandii. ln the southern half of the site there are two stretches
of hedgerow - WL1. These are of poor quality - either with large gaps, or of
recently planted origin (Foulkes et al., 2013). There are Hawthon Crataegus
monogyna, Brambles Rubus fruticosus agg., and lvy Hedera helix, along with
Alder Alnus fruticosus and Cherry Prunus sp., in younger stretches.
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A hedgerow also marks the boundary of the Iands to the north and this is also
poor, with a large component of non-native species including Larch and
Leyland Cypress, but also with occasional Ash Fraxinus excelsior and Elder
Sambucus nigra.

Collectively these habitats are of negligible or low biodiversity value and are
not associated with any which are Iisted on Annex I of the Habitats Directive.

The lands form a boundary with the Knocksink Wood SAC to the south and to
the west. This is woodland with tall Scot's Pine Pinus sy/vesfni Ash, Oak
Quercus sp. and Sycamore Acer pseudoplatanus, along with Hazel corytus
avellana and Birch Betula sp. This woodland extends along the boundary to
the south-east, where there is a steep embankment between the fields and
the R117 road below (the SAC can also be found to the east of this road). AII
of this woodland can be considered an example of oak-ash-hazel woodland
- WN2 under the Fossitt scheme, and although this is considered to be a rare
and valuable habitat, it is not linked with the Annex I priority habitat type 'old
sessile oak woods (code: 91A0).

There are no water courses on the site or habitats which could be considered
to be wetlands. There are no alien invasive plant species as listed on
Schedule 3 of Sl No. 477 of 2011.

The lands lie on an elevated ridge, which slopes steeply to both the east and
west. Mapping from the OSI and the Environmental Protection Agency (EPA)
show no water courses in this immediate vicinity. The Glencullen River (also
referred to on OSI maps as the Cookstown) flows within 100m of the western
boundary of the lands. This river is relatively steep and fast flowing as it
passes through Enniskerry. lt joins the River Dargle a short distance west of
the N11 primary road, whereupon it enters the lrish Sea at Bray, not far from
this location. To the east, the land drains to a small stream, identified as the
'bog meadow' on the EPA website, and this flows into the Cookstown River
near the centre of Enniskerry.

The subject application is for the zoning of these lands for residential
purposes. lt would effectively allow for a future planning application. Any such
application would likely include open space, parking areas, access from the
public road and all associated infrastructure, including surface water,
wastewater, electricity etc., as well as the construction of homes.
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Figure 2 - lndicative site boundary superimposed on aerial photograph from
1;yi'1,,1,,.,i.i:., ,... The Cookstown River is shown to the south and west of the lands.
The area in tan marks the boundary of the Knocksink Wood SAC.

Wastewater from any development would be delivered via the mains network
to the municipal wastewater treatment plant for Enniskerry and Envrions,
which discharges into the River Dargle.



8

Fresh water would be sourced from a mains supply, which originates in
reservoirs in the Wicklow area.

This site is directly adjacent to the boundary of the Knocksink Wood SAC. The
boundary of the Ballyman Glen SAC lies 500m to the north-east. These areas
can be seen in Figure 1. There are no other Natura 2000 areas within 2km of
the site boundary. 2km is an arbitrary radius commonly used for projects of
this scale (!EA, 1995). However negative effects to sensitive areas can occur
at distances greater than this depending on the zone of influence of the
project. However, these are considered to be the only Natura areas within the
zone of influence of the project.

The lands themselves have been found to be of low biodiversity value. The
Dargle River system, of which the Cookstown River is a part, is important for
its populations of Atlantic Salmon Salmo salar and Trout S. trutta. The lands
are close to the centre of Enniskerry and, since they are already used for
residential purposes, there is a degree of light and noise already associated
with this location.

Any further development on these lands will affect the pattern of surface water
run-off. However, in accordance with the Wicklow County Development Plan
2016-2022, sustainable drainage systems (sUDS) would be incorporated.
These would ensure that the quantity and quality of the run-off is maintained
at the 'green field' rate. There would consequently be no net effect to water
quality, or run-off volumes from any discharge.

Development on the land could not result in direct inteference with habitats
within the Knocksink Woods SAC. Due to the close proximity, there could be
indirect effects, e.g. through disturbance from noise, artificial light, or human
activity.

During the construction phase, earth works would result in the exposure of soil
and the loss of sediment to local water courses.
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Brief description of Natura 2000 sites

In assessing the zone of influence of this project upon Natura 2000 sites the
following factors must be considered:

o Potential impacts arising from the project
o The location and nature of Natura 2000 sites
o Pathways between the development and the Natura 2000 network

It has already been stated that the site is located directly adjacent to the
Knocksink Woods SAC. The Ballyman Glen SAC can be found approximately
500m to the north-east. The River Glenculllen joins the River Dargle which
enters the lrish Sea at Bray. At this point there are no areas within the Natura
2000 network. Consequently, it is considered that these are the only Natura
2000 areas that lie within the zone of influence of this project.

Knocksink Wood SAC (site code: 07251
This important woodland site is located near Enniskerry, Co. Wicklow and is
within the valley of the Glencullen River. lt has mature stands of Oak forest
with two important habitats at a European level: alluvial wet woodland, and
petrifying springs; both listed on Annex I of the Habitats Directive. The Wood
is also of note for its bird and mammal fauna and its particularly rich
community of invertebrates.

Knocksink is a National Nature Reserve and so is of significance for a range
of wildlife as well as being of amenity value. lt should be reiterated that the AA
process strictly looks at potential effects to the SAC in light of the conservation
objectives which have been set.

The reasons why this area falls under the SAC designation are set out in its
qualifying interests. They are either habitat types listed in Annex I or species
listed in Annex ll of the Habitats Directive. This information is provided by the
National Parks and Wildlife Service (NPWS) and is shown in table 1 below.
The status refers to the national assessments carried out by the NPWS under
Article 17 of the Habitats Directive and do not necessarily refer to the status of
the SAC in questionl.

Table I - n interests for the Knocksink Wood SAC from NPWS

a Alluvial Wet Woodland (91E0 - priority habitat): This is a native
woodland type that occurs on heavy soils, periodically inundated by river
water but which are othenrise well drained and aerated. The main

1 NPWS (2013). The Status of Protected EIJ Habitats and Species in lreland. Overview Volume l
Department of Arts, Heritage and the Gaeltacht.

StatusCode Habitats/Species

7220 Petrifvinq sprinqs lntermediate

Bad21E0 Alluvialforests
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a

pressures are identified as alien invasive species, undergrazing and
overgrazing. Pollution from agricultural land may also be significant.
Petrifying Springs (7220 - priority habitat): These are very localised
habitats that arise from the precipitation of excess calcium carbonate in
supersaturated running water. They are associated with characteristic
bryophytes. They are vulnerable to changes in water quality, flow regime
and intensification of land use practices.

Ballyman Glen SAC (site code: 07131
This internationally important site consists of wet fen vegetation with petrifying
springs. These are rare habitats in Dublin and this site is noted for its
particularly rich diversity of orchids and sedges. Its qualifying interests are
shown in table 2.

Table 2 - Qual interests for the Ball n Glen SAC from NPWSII

Code Habitats/Species Status

7220 Petrifying springs lntermediate

7230 Alkaline fen Bad

Alkaline Fens (72301 Threats of 'high importance' are groundwater
abstractions, land reclamation, diffuse groundwater pollution, Iand
abandonmenUunder-grazing. These fen systems are often a complex
mosaic of habitats, with tall sedge beds, reedbeds, wet grasslands, springs
and open-water often co-occurring at a given fen site. Their integrity is
reliant upon a stable, high water table; calcareous/low-nutrient water
supply; and controlled mowing and/or grazing.

Whether significant effects are likely to occur to an SAC must be measured
against its conservation objectives. However, to-date specific conservation
objectives have not been set out. Generic conservation objectives have been
published by the NPWS for these areas and are stated as "to maintain or
restore the favourable conservation condition of the Annex I habitat or Annex
II species for which the SAC has been selected" (NPWS, 2016a & b).

According to this generic document favourable conservation status of a
habitat is achieved when:. its natural range, and area it covers within that range, are stable or
increasing, and
. the specific structure and functions which are necessary for its long - term
maintenance exist and are likely to continue to exist for the foreseeable future,
and
. the conservation status of its typical species is favourable;

Specific objectives for these features may be available for SACs elsewhere
and these will be referred to if relevant.
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Data collected to carry out the assessment

The site is located within the Dargle water management unit (WMU) of the
Eastern River Basin District (ERBD). ln 2010 more than half of the water
bodies in this WMU were assessed as of 'good' status. The status of the
Glencullen River for the 2010-2015 Water Framework Directive (WFD)
reporting period was assessed as 'high' or'good' as far as its confluence with
the Dargle. Biological sampling is carried out by the EPA 2km upstream of
Enniskerry and most recently (2015) the status was assessed as Q4
(unpolluted, but a deterioration from pristine in 2012).

A site visit showed that habitats on the site are not associated with any of
those for which nearby SACs are designated.

Specific data on the status of habitats or species of conservation interest are
not available for the Knocksink Woods. Information is not available on the
locations of these habitats within the SAC. Summery information is available
while conservation objectives have been set for these qualifying interests in

SAC's elsewhere (NPWS, 2013). Both are associated with springs, floodplains
or seepages of surface or groundwater.

Petrifying Spzngs with Tufa Formation are defined as springs and
seepages where tufa is activety deposited and where characteristic species of
bryophytes are dominant or abundant. Characteristic bryophyte species are
Palustrietla commutata, P. falcata, Eucladium vefticillatum, Pellia endiviifolia,
Cratoneuron filicinum, Bryum pseudotriquetrum and Didymodon tophaceus.
Characteristic vascular plants are red fescue (Festuca rubra), carnation sedge
(Carex panacea) and great horsetail (Equisetum telmateia). Petrifying springs
may occur as clearly defined spring heads with consolidated tufa; spring
heads with an assocrafed tufaceous flush; or seepage areas with tufa
formation. The tast-named type often occurs within alkaline fens and the
vegetation forms a continuum between the two habitat types so that petrifying
spnngs are not ctearty demarcated from the surrounding fen vegetation.
Three subtypes of petifying spring vegetation can be distinguished depending
on the sefting of the spring: Woodland springs; Coastal springs; and Spings
of inland, open habitats. Spnngs occurring on the Ben Bulben Range
constitute a distinct group of high conseruation value.

The Overal/ Sfafus is assessed lnadequate due to drainage land reclamation,
unsuitable grazing levels, pollution and water abstraction as well as more
r'solafed rnsfances of road drainage and outdoor leisure pursuits. Differences
between the presenf assessment and the 2007 submr.ssion are due to
improved knowledge of the habitat rather than a real change in ,fs

conseruation sfafus.

Specific conservation objectives for the priority Petrifying Springs habitat have
been set within the BIack Head-Poulsallagh SAC (NPWS, 2014). These relate
to habitat area, habitat distribution, maintenance of the Iocal hydrological
regime (height of water table and flow), water quality (specifically maintaining
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oligotrophic and calcareous conditions), and vegetation composition. These
are given in greater detail in the box below.

Alluvial woodlands. Riparian foresfs of ash (Fraxinus excelsior) and alder
(Alnus glutinosa) occurs on heavy soils which are periodically inundated by
the annual ise of iver levels, but which are otherwise well drained and
aerated during low water. The herbaceous layer includes many tall species
such as remote sedge (carex remota), gypsywort (Lycopus europaeus),
common nettle (Urtica dioica) and water avens (Geum ivale).

ln addition there are gallery foresfs of tallwillows alongside river channels and
occasionally on iver islands, where the tree roofs are almost continuously
submerged. They are dominated by white willow (salix alba), common osier
(5. viminalis) and almond willow (5. triandra), sometimes with grey witlow (5.
cinerea) but alder is relatively rare.

This habitat has suffered considerable historic /osses and is highly
fragmented. Non-native and invasive species especrally sycamore (Acer
pseudoplatanus) and beech (Fagus sylvatica), and problematic native species
such as bramble (Rubus fruticosus) and common neftle (uftica dioica) (a
consequence of undergrazing) are regarded as the main pressures impacting
this habitat. The Overall Sfafus is assessed as Bad due to these ongoing
pressures and highly fragmented nature of this habitat. There have been
national efforts to remove non-native and invasive plant specrbs reinstate
conect hydrological regimes and generally to improve the conseruation sfafus
of alluvial woodlands. Some substantial areas have been rehabilitated, and
fhis is the main reason for the improving trend reported since the 2007
assessmenf.

Specific conservation objectives have been set for alluvial forests within the
River Nore and River Blackwater SAC (site code:21621(NPWS, 2011).

o

a

a

Habitat area: Area stable or increasing, subject to natural processes
Habitat distribution: No decline
Hydrological regime: height of water table; water flow. Maintain
appropriate hydrological regimes.
Water quality: Maintain oligotrophic and calcareous conditions.a

a etation ition: Maintain

Allluvial forests (91 E0)
Habitat area stable or increasing; no decline in habitat distribution, woodland
structure maintained in terms of structure and height, vegetation community
diversity and extent, Ievel of natural regeneration, number of veteran trees
and dead wood; maintaln the hydrological regime; no decline in tree cover,
absence of indicator
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The Assessment of Significance of Effects

Describe how the project or plan (alone or in combination) is likely to affect the
Natura 2000 site.

ln order for an effect to occur there must be a pathway between the source
(the development site) and the receptor (the SAC or SPA). Where a pathway
does not exist, an impact cannot occur.

The proposed development is located directly adjacent to the boundary of the
Knocksink Woods SAC and 500m to the Ballyman Glen SAC.

No other SACs or SPAs are considered to be within the zone of influence of
this project.

Habitat loss
There can be no loss or direct disturbance of habitats or species in within the
SAC.

lndi rect habitat disturban ce
Noise and aftificial light generated from this project will increase locally
However, such impacts cannot affect the qualifying interests for the SACs.

Enniskerry is a busy town, already attracting considerable day-tripper/tourist
attention, including from recreational walkers and cyclists. Knocksink Wood is
a popular destination for walking and is served by parking areas and
woodland trails. This inevitably results in some disturbance from human
activity. However, there is no evidence that this is resulting in negative effects
to the ecology of the woodland, and, specifically, to the high value habitats
which are qualifying interests for the SAC.

Pollution
There is an indirect pathway for surface water and wastewater to reach the
Glencullen River. The Glencullen joins the River Dargle before entering the
town of Bray and discharging to the lrish Sea.

A. Pollution during the operational phase
The use of SUDS will ensure that there is no negative effect to the quality or
quantity of surface water leaving the site.

Wastewater will be treated in the municipal wastewater treatment plant for
Enniskerry and Environs. This plant is operated by lrish Water under licence
from the EPA (licence no.: D0088-01). The most recent Annual Environmental
Report, from 2017, indicates that the plant was not compliant with emission
limit values set under the Urban Wastewater Treatment Directive in that year.
Two samples exceeded the prescribed limits for Ammonia. Corrective actions
are detailed in the AER and include upgrade works which are currently
underway (expected completion date in 2018). lt has a treatment capacity of
6,000 population equivalent (P.E.) and both the mean hydraulic and organic
Ioadings are well within this capacity. There is sufficient capacity at the plant
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to accept additional flows without affecting the quality of the discharge. This
plant discharges treated effluent into the Dargle River, approximately 2km
east of the town. Ambient monitoring of the receiving water at points both
upstream and downstream of the discharge show that "the discharge from the
wastewater treatment plant may be having an observable negative impact on
the water quality in terms of Ammonia and Ortho-P".

This discharge occurs downstream of the Knocksink Wood SAC and so
issues at the wastewater treatment plant cannot affect qualifying interests.

B. Pollution during the construction phase
The construction phase will involve extensive earth works which can result in
sediment or toxic substances such as concrete, oils, fuels etc. entering water
courses. There is no link between sediment, which is a serious pollutant in
river systems where it can spoil habitat for spawning fish and other aquatic
Iife, and the qualifying interests of the SACs. Sediment cannot affect the
structure or vegetation communities of petrifying springs or alluvial forest.
They can be affected by nutrient pollution, however there is no pathway for
these pollutants to reach the qualifying interests.

Ballyman Glen SAC is in a separate hydrological unit to the Glencullen River.
The wastewater discharge point meanwhile, is downstream of Knocksink
Woods SAC. There is consequently no pathway from the development to
either of the SACs; therefore, effects arising from water quality cannot occur.

Abstraction
There is no evidence that municipal abstraction from reservoirs in the Wicklow
area is impacting upon any area designated under the Natura 2000 network.

Are there other projects or plans that together with the project or plan being
assessed could affect the site?

Water quality along the Glencullen River is currently of a good standard and
on-going implementation of the WFD will result in overall improvements to
water quality throughout the Dargle catchment.

No negative effects have been identified between this project and any Natura
2000 area. Consequently, there are no effects which could act in combination
to result in significant effects to these areas.

List of agencies consulted

The Development Applications Unit of the Department of Arts, Heritage and
the Gaeltacht was contacted for nature conservation observations. A
response to this was not received at the time of completing this report.
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Conclusion and Findinq of no Siqnificant Effects.

The proposed zoning has been screened for likely significant effects to the
Natura 2000 network under the appropriate methodology. lt should be noted
that any future development on the site would be subject to project level AA
Screening in addition to any determination regarding the zoning.

Based on the conservation objectives of the SACs within the project's zone of
influence, it has found that no significant effects are likely to arise, either alone
or in combination with other plans or projects to either the Knocksink Wood
SAC or Ballyman Glen SAC. These are the only Natura 2000 areas
considered to be within the zone of influence of this project.
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Dear Sir/ Madam,

Please find attached a submission on the Proposed Material Alterations to the Draft Bray MD LAP 2078-2024.

As set out in the attached, this submission is made on behalf of MBCC Food (lreland) Ltd, Unit 12 Retail Park, Little
lsland, Cork.

I would be grateful if you could confirm receipt of this submission by return email.

Kind regards,
Tiarna Devlirl
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John Spoin Associotes 39 Fitzwilliam Place,

Dublin 2
DO2 ND61Plonning & Developmenl Consullonls

Chortered Town Plonners & Chorlercd Surveyors
www.jsaplanning.ie

Tel 01 662 5803
info@johnspainassociates.com

Wicklow County Council,
Planning and Development Department,
County Buildings,
Whitegates,
Wicklow Town,
Co. Wicklow.

9th March 2018
Dear Sir / Madam,

SUBMISSION IN RESPECT OF THE PROPOSED AMENDMENTS TO THE
DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN 2018.2024.

1.0 INTRODUCTION

1.1 On behalf of our client, MBCC Food (lreland) Ltd, Unit 12 Retail park, Little lsland,
Cork, we hereby make a submission on the Proposed Amendments to the Draft
Bray Municipal Local Area Plan (LAP). Our client has entered into pre-application
discussions with the Planning Authority in relation to a proposalfor the construction
of a caf6/restaurant use within the car park of Southern Cross Retail Park.

1.2 This submission relates to the E3 'Retail Warehousing' zoned lands, which are
located south west of Bray Town Centre, at Southern Cross Retail Park, Southern
Cross Road, Bray, Co. Wicklow. An aerial photograph of the Retail Park is outlined
in Figure 1 below.

Figure 1: Aerial photograph of Southern Cross Retail Park
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Southern Cross Retail Park

2.0

2.1

DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN

Wicklow County Council issued a zoning clarification note on the Draft LAP with
reference to the subject site and stating that the objective of E3 zoned land ic 'fo
provide for enterprise and employment development in the form of retail
warehousing developmenf". This was to amend an error as 'Retail Warehousing'
was not referenced in the Pre-Draft LAP.

2.2 The clarification note also outlines uses
Warehousing zoned areas including:

generally appropriate for Retail

Car Park, Cash and Carry Outlet, Education, Garden Centre, Motor Sa/es Outlet,
Public Services, Restaurant, Retail Warehouse, Wholesale Outline and ancillary
development and other employmenf uses in accordance with the county
Development Plan

Figure 2: Dratt Bray Municipal District LocalArea Plan
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3.1

3.2

3.0 RELEVANT PROPOSED MATERIAL ALTERATION

This submission relates to Proposed Material Alteration No. 25 which relates to
land use zoning objectives and the proposal to incorporate a 'E3 Retail
Warehousing'zoning objective on the lands at Southern Cross Retail Park.

The Proposed Amendment, an extract of which is included as Figure 3 below,
outlines uses generally appropriate for retail warehousing.

Figure 3: Proposed MaterialAlteration No.25

U*s genetally a;:propriate for rctdl nemhoudng eoned areas irrcludes Csr Park, Cash and Carry orttlet, Garden
Cenlre. Motor Sales Outlet, Publir Servirps. Retail Warehouse, Wholesele Outlet and arxillary development and
othu appropriate ernployment useg in accordarre with the County Development Plan.

3.3

3.4

The zoning clarification note for the Draft Bray MD LAP, issued by Wicklow County
Council on the 21"1August2017, included 'Restaurant' and 'Education' uses listed
as generally appropriate for Retail Warehousing.

There is no evidence in the Chief Executive's report why 'Restaurant' or
'Education' uses were omitted under uses generally acceptable under'E3 Retail
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3.5

Southern Cross Retail Park

Warehousing zoning objectives' and we believe this could be a drafting I
procedural error in the Proposed Amendments.

It is therefore respectfully requested that restaurant be included as 'generally
appropriate' use on RetailWarehouse zoned lands.

Restaurant use should be included as a use generally acceptable under the E3
Retail Warehousing zoning objective as it is an increasingly established ancillary
feature of retail parks across the country, including locations listed in Appendix 1.

Appendix 1 clearly demonstrates that there is a clear planning precedent for the
approval of caf6 / restaurant units in retail parks and therefore should be a
generally acceptable use under the E3 RetailWarehousing zoning objective.

The examples listed in Appendix t have in general been built after the retail parks
were completed and perform an ancillary role to the overall retail warehouse use.
These standalone caf6 and restaurants are not an attraction in themselves but,
serve the needs of staff and visitors to the retail parks as well as the needs of
employees.

The acceptability of restaurant use in retail parks is now well-established as is
demonstrated by the recent An Bord Pleanala and Planning Authorities decisions
to grant permission for standalone caf6 / restaurant units (Costa Coffee at Globe
Retail Park, Naas, Co. Kildare (ABP Ref. No. PL09.145905) and Manor West
Retail Park, Tralee, Co Kerry (ABP Ref.: PL08.248682). ln addition, two planning
permissions have also been granted by local planning authorities, namely,
Portlaoise Retail Park, Portlaoise, Co. Laois (Reg. Ref.: 171233) and Dundalk
Retail Park, Dundalk, Co. Louth (Reg. Ref.: 15i563).

Restaurant use should be included as a use generally acceptable under the E3
Retail Warehousing zoning objective as it will also improve the range of facilities
available to customers and employees of Southern Cross Retail Park.

4.0 coNcLUStoN

4.1 This submission relates to Proposed Material Alteration No. 25 and the proposed
E3 'Retail Warehousing' zoned lands at Southern Cross Retail Park, Southern
Cross Road, Bray, Co. Wicklow.

4.2 The Proposed Material Alteration No. 25 omits 'Restaurant' and 'Education' as
uses generally appropriate for Retail Warehousing and there is no evidence /
rationale in the Chief Executive's report for why this is proposed. We believe this
may be a drafting error.

4.3 Therefore, it is respectfully requested that 'Restaurant' be included as a use
generally acceptable under the E3 RetailWarehousing zoning objective.

4.4 We would be happy to discuss this submission in more detail with the Planning
Authority upon request.

Yours faithfully,

3.6

3.7

3.8

3.9
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John Spain Associates
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Southern Cross Retail Park

APPENDIX 1 - EXISTING CAFE / RESTAURANTS IN RETAIL PARKS

Airside RetailPark, McDonalds Swords, Co. Dublin

Blackpool Retail Park, Costa Coffee Cork City, Co. Cork

Blanchardstown Retail Park, Costa Coffee Dublin 15, Co. Dublin

Blanchardstown Retail Park, Starbucks Dublin 15, Co. Dublin

Blanchardstown Retail Park, KFC Dublin 15, Co. Dublin

Carraroe Retail Park. McDonalds, Sligo, Co. Sliso
Carraroe Retail Park. Costa Coffee Sligo, Co. Sliso
Carraroe Retail Park. KFC Sligo, Co. Sliso
Carrickmines Retail Park, Costa Coffee Carrickmines Co. Dublin

Carrickmines Retail Park, KFC Carrickmines Co. Dublin

Carrickmines Retail Park, McDonalds Carrickmines Co. Dublin

Carton Retail Park Dublin Road, McDonalds Maynooth, Co. Kildare

Carton Retail Park Dublin Road, O'Briens Maynooth Co. Kildare

Childers Retail Park, Childers Rd, Costa Coffee Limerick, Co. Limerick

Childers Retail Park, Childers Rd, KFC Limerick, Co. Limerick

Drogheda Retail Park, Donore Road, Costa Coffee Drogheda, Co. Louth

Fonthill Retail Park, Clondalkin, Costa Coffee Dublin 22, Co. Dublin

Gullivers Retail Park, lnsomnia Santry, Co. Dublin
Hanover Retail Park, North lnner Relief
Rd,

Costa Coffee Carlow Co. Carlow

Headford Road Retail Park, Headford
Rd.

McDonalds Galway, Co. Galway

Kilkenny Retail Park, Springhill, KFC Kilkenny, Co. Kilkenny

Letterkenny Retail Park, Donegal, Costa Coffee Letterkenny, Co. Donegal
Letterkenny Retail Park, Donegal, McDonalds Letterkenny, Co. Donegal

M1 RetailPark, Costa Coffee Drogheda, Co. Louth

N4 Axis Retail Park, Esquires Coffee Longford, Co. Longford

Nutgrove Retail Park, Nutgrove Ave, Costa Coffee Dublin 14, Co. Dublin

Parkway RetailPark, Dublin Rd, Costa Coffee Limerick, Co. Limerick

Poppy Fields Retail Park KFC Clonmel Co. Tipperary
Costa CoffeeRiverview Commercial Park Tullamore Co. Offaly

Rosebank Retail Park, Dublin Rd, Esquires Coffee Carrick on
Shannon, Co. Leitrim

Rosebank Retail Park, Dublin Rd, KFC Carrick on
Shannon, Co. Leitrim

Table 1: List of existing standalone caf6/restaurants in Retail Parks nationwide

Name of Retail park caf6/Restaurant
operators Town countY
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