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Dear Sir/Madam

Draft Bray Municipal District LAP 2018- 2024
Proposed Material Alteration No 18: Kilruddery Demesne
| am a resident of Swanbrook since the estate was first built in 1997.

| am writing to object to the Proposed Material Alteration No 18 in
relation to the building of 86 residential units on 4.3ha of land.

The Southern Cross Road is one of the busiest routes in and out of Bray
on a daily basis. Every morning there is a bottieneck at the roundabout
to the Greystones Road and building more houses on an already over-
stretched area is just ridiculous. We lack the basic infrastructure and bus
services on the Southern Cross.

| note there is a proposal to building a Shopping Centre in the Proposed
Material Alteration No 24 on the Southern Cross but | wonder will this
ever be built ?

We have been promised a Shopping Centre on the Southern Cross for
the last twenty years but there is always a problem. We were told firstly
that there was a problem with the ownership of the land and then
somebody was supposed to have bought the land but did not bother to
develop it. Have all these problems been sorted so that we can get the
proper services and facilities on the Southern Cross which are long
overdue?

With additional houses and no infrastructure in place the potential for
anti-social behaviour will increase.



In my opinion the building of a shopping centre and facilities is
imperative before Wicklow Co. Council can even begin to develop the
lands mentioned in Material Alteration No 18.

Yours faithfully

RNewe b .0
Dairina McMichael
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“rom: cliona@planex.ie

Jent: 09 March 2018 15:58

To: Planning - Plan Review

Subject: Submission to Material Alterations of the Bray Municipal District LAP 2017 - 2023
Attachments: T&V McMullan_Amend Bray MD LAP_Mar 2018.pdf

Dear Wicklow County Council,

Please find attached submission on proposed alterations only.

This submission follows and earlier one that received ref. no. C196 which is appended to the new submission or ease of

reference.
Regards and thank you,
Cliona Ryan

el 00353 1 6770273
Mob: 00353 86 3805515

Confidentiality Notice and Disclaimer

The contents of this e-mail and any attachments thereto are the property of the sender and are intended for the named addressee only. The content
of this e-mail may be confidential and/or commercially sensitive. If you have received this e-mail in error, please do not copy it or forward it to
anyone, please immediately destroy it and kindly notify the sender. Property Resource Planning Management & Development Ltd. are not be liable for
any alterations to this electronic message by any third party.

E-mail cannot be guaranteed to be secure or error free. It is your responsibility to ensure that the onward transmission, opening or use of this
message and any attachments will not adversely affect your system or data. You are requested to carry out any other virus checks as you consider
appropriate. We accept no liability for any direct, special, indirect or consequential damages which may be caused by any software virus. We reserve
the right to record and monitor e-mail messages sent to and from this address for the purposes of investigating or detecting any unauthorised use of

our system and ensuring its effective operation.
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Resource Planning Management & Development

Administrative Officer 70 Glengarriff Parade
Planning Section Phibsborough
Wicklow County Council, Dublin 7

Station Road,
Wicklow Town
Co. Wicklow

Electronic submission planreview@wicklowcoco.ie
Our Ref. 00.14.2017

B8t March 2018
RE: MATERIAL ALTERATIONS TO DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN (LAP) 2017-2023

Dear Wicklow County Council,

We make this submission on behalf of Thomas & Valerie McMullan of Killarney Glen, Bray, Co. Wicklow in relation to the
above Draft Local Area Plan (LAP) that is now at material alterations stage.

Previous submission
We prepared a submission on behalf of the McMullans at the Draft LAP stage that concluded in requesting an alteration to

section 7.4 'The Dargle River’in respect of the Walk that is indicated in text to cross the McMullans, and their neighbours, rear
gardens at Killarney Glen.

The submission set down reason why a Walk along the rear garden areas of Killarney Glen is impossible due to insurmountable
restrictions to related to; residential amenity protection; identified flooding risk; and the fact that the lands held by the Council
at this location are too limited in width and location to achieve a walkway of sufficient width standard.

We reiterate that for the reasons summarised above and set out in detail in our previous submission (that received ref. no.
€196 and attached) that a River Dargle Walk from Bray Harbour to Rehills along the southem bank of the River at Killarney
Glen is infeasible and better facilitated on the opposite side of the River (northern bank) utilising existing and planned crossings.

Proposed Material Alterations nos. 9 and 15
We have reviewed the proposed material alterations to the Draft LAP and note that Section 7.4 ‘The Dargle River’ of the Plan
now contains the following proposed material alteration no. 9 (in red);

‘Along the River Dargle, the following objectives shall apply:
»  Jo promote the use of the Dargle riverbank, between Bray Harbour and 'La Vallee’ as a leisure and natural amenity
area, through the development of a Dargle River Walk along the south bank of the river, in agreement with affected
landowners.”

We also note proposed material alteration no. 15 at ‘Green Infrastructure Objectives’ of the LAP. This provision of obtaining
agreement with the affected landowners for the River Dargle Walk appears at Green Infrastructure Objective (Gl) 5 as follows;

“GI5 To promote the development of a series of major open spaces and recreational areas linked by green corridors where
feasible (See map GI1), in the Bray MD area as follows:
¢ along the south bank of River Dargle from Bray Harbour, as far as Rehills (SLO-2) in agreement with affected
landowners;”

MATERIAL ALTERATIONS TO DRAFT BRAY MUNICIPAL DISTRICT LAP 2017-2023
Our Ref. 00.14.2017 page 1



We further note that for reasons of recognising the requirement for Appropriate Assessment and protection of biodiversity
and ecology that the Green Infrastructure Objectives of the LAP as part of proposed amendment no. 15 opens with the
statement that;

“The exact route for these developments is not yet known...”

Support of proposed material alterations nos. 9 and 15
The McMullans support the proposed material alterations no. 9 and 15 as they explicitly recognise the requirement for
agreement with affected landowners for the imposition of a Walk, that itself requires permitting.

Material alterations nos. 9 and 15 do not go far enough

The McMulians, long-time residents of the area and Bray citizens who support the sustainable development of the town, in
deference to the LAP recognising the requirement for detailed design of the Walk, here make the submission that the proposed
material alterations 9 and 15 should be revised to include the podetial of the northern river bank in order to achieve the
objective a River Dargle Walk and avoid its imposition at Killarney Glen.

Yours faithfully,

Cliona Ryan
Director

MATERIAL ALTERATIONS TO DRAFT BRAY MUNICIPAL DISTRICT LAP 2017-2023 Propeﬂy

Our Ref. 00.14.2017 page 2 Resource Pianning Management & Development



ATTACHMENT
SUBMISSION TO DRAFT BRAY MUNICIPAL DISTRICT LAP
REF. NO. C196

MATERIAL ALTERATIONS TO DRAFT BRAY MUNICIPAL DISTRICT LAP 2017-2023 Property

Our Ref. 00.14.2017 page 3 Resource Planning Management & Development
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Resource Planning Management & Development

Administrative Officer 70 Glengarriff Parade
Planning Section Phibsborough
Wicklow County Council, Dublin 7

Station Road,
Wicklow Town
Co. Wicklow

Electronic submission planreview@wicklowcoco.ie
Our Ref. 00.14.2017

13 September 2017

RE: DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN 2017-2023

Dear Wicklow County Council,

We make this submission on behalf of Thomas & Valerie McMullan of Killarney Glen, Bray, Co. Wicklow in relation to the
above Draft Local Area Plan (LAP).

Purpose of Draft LAP

The Bray Municipal District LAP is to replace the existing Bray Plans (Town Development Plan 2011 — 2017, Environs LAP 2009
~ 2015 (extended)) and those for Enniskerrry and Kilmacanogue whose development strategy is currently set down in the
County Plan 2016 ~ 2022. The houses on Killarney Glen are within the Bray Town Plan area.

We understand that the Draft LAP is to operate in parallel with the County Plan,

Purpose of Submission

The McMullan’s family home is on Killarney Glen on the southern bank of the River Dargle. The private open space associated
with their detached home is located to the rear (north) of their house and has already been subject to reduction following the
CPO of lands to facilitate the River Dargle Flood Defence Scheme under An Bord Pleanala Order PL39.CH3122.

It has come to the attention of the family that the Draft LAP indicates and OS1 "Open Space” land use zoning along the banks
of the River Dargle at their rear garden area. These lands are currently zoned RE1 in common with the houses. This draft
open space land use zoning also appears on map no. Gl Green Infrastructure as part of a "Green Corridor”and on Map no.
TO1 Road Transport Objectives Map as a “Green Route’ (R09). They have long understood the importance of keeping the
riverbank free from new development for reason of the requirement for riparian strips and the susceptibility of the area to
flooding. This freedom from development is compatible with the use of the lands as the family's private open space.

A review of the written statement gives further information on this area. It is an objective for The River Dargle at section 7.4
of the Draft LAP that “7To promote the use of the Dargle riverbank, between Bray Harbour and La Vallee' as a leisure and
natural amenity area, through the development of a Dargle River Walk along the south bank of the river.”

This 'Walk’will pass by the McMullan’s and neighbours’ homes private open spaces to which they strongly object for reason
of contravention of extant Town Plan policy and objectives; further, significant and unacceptable diminution of their existing
residential amenity; and the physical impracticability of such a proposal.

DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN 2017-2023

Our Ref. 00.14.2017 page 1



Bray Town Plan 2011 - 2017

The current Plan indicates a link between the harbour and the N11 along the River Dargle denoted as”Proposed Pedestrian
Circulation”. When this current Plan was prepared it was accompanied by a Strategic Flood Risk Assessment (SFRA) that
incorporated the River Dargle Flood Defence Scheme approved in 2008, the works for which have been carried out from 2010
into this year.

As part of that Scheme the riverbank margins of the private garden area of the McMullan’s and their neighbours’ homes were
compulsorily purchased. The works to be undertaken were flood defence barrier works and not a public walkway which will
itself be required to be subject to Part Vill approval.

The McMullan and neighbours’ homes remain in an identified flood risk zone as site no. B2(f) subject to a justification test in
the SFRA at Appendix C of the Draft LAP. In the SFRA the homes fail the justification test and are recommend for minor
development (e.g. extensions) only on the basis that the buildings pre-exist. It is for this identified flood risk that the flood
defence walls have been installed along the riverbank at this location.

The current Town Plan at Section 9.4.1 concerned with Recreation & Open Space for the River Dargle states:
“The Council aims to facilitate the appropriate development of the area so that the full potential of the area can be utilised to

the benefit of the town’s economic, recreational and natural environment.

It is the policy of the Council to encourage the provision of pedestrian and cycle access along the Dargle Riverbank, while

protecting the residential amenity of adjoining properties. The Council will reserve lands free from development to facilitate

such access.

A Dargle River Walk Plan will be prepared and implemented by the Council, in conjunction with all relevant authorities, interest

groups and members of the public. This plan will include relevant measures that relate to the development of the walkway.

This Plan will include provision for matters relating to conservation, developing amenity/recreational potential, funding,

management,_maintenance, security etc. In particular, the Plan will include appropriate measures to ensure that existing

residential amenity of residents in the vicinity of the proposed walkway is not impinged on. The Plan will seek to develop a

neighbourhood park and associated leisure and play facilities as part of the Dargle River Walk.”

[emphasis added]
We submit that the Dargle River Walk Plan committed to in the existing Town Plan has not been prepared and therefore the
indication of a walkway to the rear of the McMullan and neighbouring homes via open space land use zoning and statement
at section 7.4 of the Draft LAP materially contravenes the current Plan and is at least premature to the investigations and
identified assessments that would be continued in such a Walk Plan. The indicated draft provision of a walkway on top of the
flood defence works lands at Killarney Glen has not been subject to detailed design and not only contravenes the provisions
of the current plan for that Walk but for reason of simple elevation will result in material overlooking of private gardens
bringing a resultant complete loss of privacy and threat to security.

We submit that any walkway, to accord with the provisions of the current plan at Chapter 7 (particularly sections 7.4.6 and
7.4.12) will require a dual walking/cycling purpose. For such a walkway to be successful it must be perceived as safe and thus
will be required to be lit imposing greater disamenity on the dwellings along the riverbank at Killarney Glen.

Chapter 7 of the current plan contains policy statements in relation to Cycling and Walking (7.4.6). In this regard the Plan sets
down a set of criteria for such routes under the heading “Pedestrian and cycle routes should present the following attributes
to all users”. We submit that the proposed walkway for the above reasons does not meet four of the six criteria;
o the “security” of the homes along Killarney Glen wil! be unacceptably compromised;
e for want of detailed design and the implementation of the River Dargle Walk Plan there is a lack of “coherence’;
¢ that the limited width available to the council to construct a pathway along will result is a lack of “comfort “for users;
and

¢ will not meet width and lighting standards acceptable from a “road safety” perspective.

DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN 2017-2023 Property
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Residential Amenity

it is submitted that material overlooking and unacceptable loss of privacy for the private open space areas of the McMullan
and neighbours' homes would naturally arise as a result of walkaway installed at Killarney Glen. The McMullans are fong term
residents of the area with a young family fully engaged in community life. They support the further sustainable development
of Bray, including provisions for infrastructure and improvement in access and safe pedestrian and cyclist movement
throughout the town but believe that the proposed walkway objective at Killamey Glen is contrary to the principles of
sustainable development for reason of the unacceptable loss of private residential amenity and for practical reasons that the
pathway will be unimplementable.

Physical Constraints

in deference to the current Bray Town Plan requirement for a Dargle River Walk at Killarney Glen to also accommodate cycling
and having regard to the identified potential to flood we submit that the horizontal width of such a walkway will be well in
excess of the extent of the lands in the ownership and control of the council along the River at this location having regard to
in Design Manual for Urban Roads and Streets (DMURS), prepared jointly in 2013 by the then Departments of Transport,
Tourism & Sport and Environment, Community & Local Government.

We submit that there is insufficient horizontal width to install a footpath of sufficient elevation to avoid flooding risk along
the southern bank of the Dargle River at Killarney Glen. We submit that the insufficient width to install a footpath to at least
the standards set down in DMURS is contrary to best practice and thus the proper planning and development of the area
generally. Having regard to the riverside location of the proposed Walk where the river is recognised to have flooding risk it
is submitted that such insufficient width is a material impediment to the installation of a safe walkway for pedestrians.

Conclusion

The authority is requested to consider those matters they have identified at section 9.4.1 of the current Bray Town Plan as
informing a Dargle River Walk Plan to be prepared over the period 2011 - 2017 and not undertaken. It is submitted that
having regard to the very limited width of council controlled lands at the southern riverbank at Killarney Glen and their
contiguous location with private open space that the council revise the envisaged Walk at this location. We submit that
alternatives may be to continue from the park on the northern riverbank or indicate the Wa/k to access the public road
pathway at Killarney Glen where pedestrians and cyclists are already accommodated in an attractive, safe environment lined
with mature trees subject to Tree Preservation Order. The council is requested to revise the objective for the walkway along
the southern bank of the Dargle River at Killarney Glen at section 7.4 of the Draft LAP accordingly.

Yours faithfuily,

Cliona Ryan

Director

DRAFT BRAY MUNICIPAL DISTRICT LOCAL AREA PLAN 2017-2023 Property
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Leonora Earls

From:
Sent:
To:
Cc:
‘ubject:
~ttachments:

Dear Sir/Madam,

lan Livingstone [ilivingstone@johnspainassociates.com]

09 March 2018 15:24

Planning - Plan Review

Padraig Breen; John Spain; Rory Kunz

Response to Proposed Material Alterations on Draft Bray LAP
Submission on Bray LAP Proposed Material Alteration No.24.pdf

On behalf of our client, Nechouka Limited, please find attached submission in respect of Proposed Material
Alteration No.24 of the Draft Bray Municipal District Local Area Plan in respect of lands at Southern Cross.

Regards,
lan

lan Livingstone

John Spain Associates
39 Fitzwilliam Place

Dublin 2
D02 ND61

T: 01 662 5803
™: 087 6031309

~mail: jlivingstone@johnspainassociates.com

Web: www.isaplanning.ie

JSF\ John Spain Associates

Planning & Development Consultants
Chortered Town Planners 8 Chortered Surveyors
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Submission on Draft Bray Municipal District LAP

2.5

2.6

2.7

2.8

2.9

2.10

2.11

e The development shall include the provision of community / health / public
services / wellbeing floor space of the order of 500sqm;

e Residential development, on the northern part of the site that is zoned R-
Special, a higher density format of 40/ha shall be considered only where it is
part of an overall project involving the completion of the neighbourhood centre
in advance of any residential units;

e Vehicular access to the site shall be from Bray SCR;

e The development shall make provision for a car free green route from the south-
eastern corner of the site adjoining the SCR, through to the Deerpark road at
the north western corner of the lands.

Our client is supportive of the zoning of the lands for both neighbourhood centre and
residential land use. However, it is respectfully submitted that accompanying text,
as noted above is overly prescriptive Greater flexibility should be applied to ensure
the successful and viable development of the site. In this regard, the following
changes are requested.

Text under bullet point 1 deleted and replaced with:

e ‘The neighbourhood centre shall include a supermarket up to 2,500 sq.m GFA
and up to 5 smaller retail units, as well as provision for other non-retail /
commercial / professional uses.’

This proposed change to the material amendments will greater align the proposed
neighbourhood centre with that of the description found within the Draft LAP to
‘provide for small scale missed use commercial / community / retail development that
serve only an immediate catchment or planned new areas of significant residential
expansion’ and support the day-to-day needs of the local community. The Local
Area Plan should set out the relevant policies and objectives and not be prescriptive
on mix and size as this will depend on circumstances prevailing and is best assessed
through the Development Management Process.

Text under bullet point 3 deleted and replaced with:

* ‘Residential development on the northern part of the site that is zoned R-
Special, a density of c. 30-40/ha is considered appropriate’

The ‘Potential No. of Units’ column of Table 3.1 should be altered accordingly to read
'60 -80".

It is submitted that proposed zoning ‘R-Special’ linked to the area of the site zoned
for residential use proposing an overly prescriptive 40/ha is a very prescriptive figure
and the exact density should be considered through the Development Management
process having regard to siting, detailed design and other requirements in the
context of Government Guidelines and the policies of the LAP. It is submitted that a
range is more appropriate and allows for flexibility in the design process and the
ability to respond appropriately to site characteristics and context.

Furthermore, any link to the provision of neighbourhood centre use precluding
residential development on the site is not considered reasonable in this case. These
uses are guided by different market forces and therefore linking one use to another
has the potential to impact negatively on the sustainable development of the area.
Additionally, the site may fall into multiple ownership which can create difficulties in
delivering development as a single phase. In this regard it is submitted that linking

John Spain Associates Planning & Development Consultants



Submission on Draft Bray Municipal District LAP

3.0

3.1

4.0

41

4.2

4.3

of the neighbourhood centre to the residential use is not appropriate and may not be
feasible from a commercial perspective as this could significantly delay housing
delivery. Therefore this should not be tied to the delivery of the Neighbourhood
Centre.

SUMMARY

In light of the above, we respectfully request that the text accompanying the Specific
Local Objective SLO 11 at Bray Southern Cross Neighbourhood be altered to read
as follows:

‘This SLO is located on Bray Southern Cross Road (SCR), with the ‘Deerpark’
road bounding the site to the west. The site is surrounded by existing housing
areas fo the west and north, by zoned employment land to the east and by the
SCR to the south. The area measures c. 4 ha. This SLO is designated for the
development of a new neighbourhood hub to serve the Bray SCR area, and
provides an opportunity for both retail and community services as well as the
development of new vehicular and pedestrian routes from the SCR to Boghall
Road.

The development of the site shall be carried out through an appropriate phasing
mechanism to ensure the timely and viable delivery of housing and appropriate
infrastructure. The development shall be of the highest design quality; the
neighbourhood centre building(s) shall form a distinctive and attractive presence
along the SCR; high quality urban realm and functional green spaces shall be
provided, as well as pedestrian and cycling links to surrounding lands and public
roads.

e The neighbourhood centre shall include a supermarket up to 2,500 sq.m GFA
and up to 5 smaller retail units, as well as provision for other non-retail /
commercial / professional uses;

e The development shall include the provision of community / health / public
services / wellbeing floor space of the order of 500sqm;

e Residential development on the northern part of the site that is zoned R-
Special, a density of c. 30-40/ha is considered appropriate;

e Vehicular access to the site shall be from Bray SCR;

e The development shall make provision for a car free green route from the
south-eastern corner of the site adjoining the SCR, through to the Deerpark
road at the north western corner of the lands.’

CONCLUSIONS

This submission is made on behalf of our client, Nechouka Limited, Third Floor,
Huguenot House, Saint Stephen’s Green, Dublin 2 D02 NY63 in respect of lands
proposed for Neighbourhood Centre and Residential Development north of the R768
Southern Cross Road.

This submission relates to Proposed Material Alteration No.24 to the Bray Municipal
District LAP as it relates to Bray Southern Cross — Neighbourhood Centre.

It is respectfully requested that our client’s lands, be retained for the proposed uses,
with alterations as noted above, made to the accompanying text. The delivery of

John Spain Associates Planning & Development Consultants



Submission on Draft Bray Municipal District LAP

housing should not be restricted or delayed by the requirement for provision of the
neighbourhood centre on lands to the south.

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,

/:va_yé-‘~}q§xb\.

John Spain Associates

John Spain Associates Planning & Development Consultants
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Leonora Earls

From: Stephen QO'Leary [: e

Sent: 07 March 2018 11:04

To: Planning - Plan Review

Subject: Bray LAP - proposed alteration number 9 (section 7.4)

Dear Wicklow County Council,

I live at 1 Killarney Glen with my family.

| agree with the proposed amendment (no. 9) to the LAP section 7.4 which adds the wording "in agreement with
affected landowners".

This is an improvement on the previous wording however my preference, as stated previously, is for no walkway to
be implemented along the banks of the Dargle river to Rehills. This is for the following reasons:

1) the cost of such a scheme when limited funds are available in the county
2) the impact a walkway so close to the houses at Killarney Glen would have on our family lives and our privacy

3) the safety of our families and our property due to ongoing trespass and public order issues in the area
4) the safety for walkers and cyclists on a path that would be less than 3 feet wide in parts

Stephen O’Leary

CONTACT INFORMATION:

Stephen O’Leary, 1 Killarney Glen, Herbert Road, Bray.
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Leonora Earls

From: nicky ralph |

Sent: 04 March 2018 11:05

To: Planning - Plan Review

Subject: Bray municipal district local area plan 2018

To whom it may concern,

Our names are Nicola and Alan Ralph and we are writing on the behalf of our family who live at: 2
Killarney Glen,

Herbert Rd

Bray

Co.Wicklow

We wish to support the change of wording put forward by Councillor Chris Fox at a Wicklow County
Council meeting on 15-01-2018. At this meeting Councillor Fox sought to amend the wording with regard
to article 7.4 The Dargle river. The wording which we would seek to support is:

» "in agreement with affected landowners"
Jur family home backs onto the River Dargle's south bank and in our previous email of 10-09-2017 we
outlined our concerns about the proposed walkway and it's proximity to our home, from a safety and privacy

perspective.

Despite the considerable stress and other implications of the 10 years of the flood defence process, we have
always strived to work in an open and cooperative way with the council and their agents.

We would welcome any councillors who wish to visit our home (please contact us in advance) to view the
location of the proposed walkway first hand, so that they understand our genuine concerns.

yours sincerely,
Alan and Nicola Ralph






















































Leonora Earls

From:

Sent:

To:

Subject:
Attachments:

Please see attached
submission.
Thanks,

Tessa

tmjs77@gmail.com on behalf of Tessa Stewart

04 March 2018 08:16

Planning - Plan Review

Re: Submission on amendments Bray Municipal District Plan 2018-24
Submission on amendments.docx



DRAFT BRAY MUNICIPAL DISTRICT DRAFT DEVELOPMENT PLAN. AMENDMENTS 2018
Submission on Amendments. From Tessa Stewart, 171 Charnwood.

R20, KILRUDDERY RESIDENTIAL

A
It is very welcome news that the residential zoning by the little Sugar Loaf will not go ahead.
R20, REZONING OLDCOURT DEMENSE, BEHIND CHARNWOOD
PLANNED ACCESS THROUGH VEVAY ROAD EXISTING ENTRANCE 2 6

This suggested access is much to be welcomed, one hopes it will not be altered.
HISTORICAL NATURE OF DEMESNE TREES

The oak trees surrounding the field for development are 400 years old, according to a specialist arborist,
and need a 15 metre zone to protect the roots from any development. This applies to those trees
adjoining Charnwood Estate, as well as the trees on the side of the river.

GREENWAY ALONG SWAN RIVER
ACCESS TO BE REDESIGNED:

Regarding access to this greenway, there needs to be a proper access point from Charnwood Estate that
will lead to two existing entrances, one at each end of the field that is planned to be built on, as the two
paths do not connect in the woods due to the steepness of the drop.

CLIMATE CHANGE

SUSTAINABLE BUILDING

Any new developments should be required to have energy conservation measures in place.
FLOODING

Developers should be told that storm and surface water infrastructure needs to be ready for more
intense rain events. The Council should mandate that front and back gardens cannot be paved over
unless provision is made for run-off. Preferably porous solutions should be used.

For example, in Charnwood estate all the water is flowing down the hill to our street at the bottom of
the hill, where does not disperse into an already full storm drain. Every year more people pave over
their gardens and soon we will have water in our front doors at the times that drains are full of leaves.
We already need a drain upgrade at the bottom of Charnwood.

NEW DEVELOPMENT DRAINAGE

The developer needs to be advised that they may need extra concern for drainage as it is at the bottom
of the Charnwood hill, and water from run off may flow down into that area.

OLD FASSAROE COMMERCIAL AND RESIDENTIAL DEVELOPMENT



This development needs 100 acres zoned for sports, recreation, a park and amenities. The
recommended 40 acres is too little. | walk around that area all the time, and know there is very little
space available other than the few paths provided by Coilte on the hills. Everybody needs open space to
chill out in, and especially youngsters. There also needs to be a good sized sports centre for organized
activities, with provision for permanent facilities for local clubs, including indoor sports for winter, such
a badminton. Most essential is a good neighborhood community centre. My background is in social
work, and | have seen for myself how all these facilities really can prevent antisocial problems
developing.

PROBLEM WITH LANDUSE IN ROADSTONE EXISTING FACILITY

I would like to bring it to the councillors attention that at the back of the existing Roadstone facility in
Old Fassaroe there are little hills of grey concrete rising up and being dumped on that are like a
moonscape. There is no designated channel for the run off, and these hills will create a long lasting
problem and difficult problem to clean up. The ground around sometimes has this grey stuff seeping
into it, and possibly into the run-off into ground water, which may connect with the beautiful river
flowing below this site. If it is concrete mix, as | think it must be, it is toxic to tree roots and animal and
plant life.

The public should not end up paying for cleanup of the damaged part of this site, as we have seen
happen in Wicklow before.
SUSTAINABLE BUILDING

Any new developments should be required to have energy conservation measures in place.

.................................................................................................................................................................

RETAIL CENTRE ON DARGLE RIVER FLOODPLAIN

This development should not go ahead, we have seen from the recent storm how the prom area was
affected, flooding will only get worse in the future.

4™ March 2018

Tessa Stewart. 171 Charnwood, Bray.



Sy

Leonora Earls

a—
From: Helena Gavin [helena.gavin@rpsgroup.com]
ent: 09 March 2018 13:40
To: Planning - Plan Review
Subject: ‘Bray LAP’ Proposed Material Alteration No.26
Attachments: RPS TIO SUBMISSION MH16010 AMDS BMDLAP F01 09032018.pdf

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

Wicklow Town.

Please find attached our submission to the Proposed Material Alterations to the Bray Municipal District Local Area Plan 2018-2024 on behalf
of our client TIO.

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

Kind regards
Helena

-telena Gavin BA, MSc Town & Country Planning, PG Dip EnvEng, MIPI
Director Planning - RPS

West Pier Business Campus,

Dun Laoghaire, County Dublin.

Ireland

Tel: +353 (0) 1 488 2900

Direct:  +353 (0) 1 709 8029

Mobile: +353 (0) 86 172 3509

Email:  helena.gavin@rpsgroup.com

wWwWw: www.rpsgroup.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.

Internet communications are not secure and RPS is not responsible for their abuse by third parties, any alteration or corruption 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 Western Avenue Milton Park Abingdon Oxfordshire OX14 4SH.

RPS Group Plc web link: http://www.rpsaroup.com






















Submission to Proposed Material Alterations to the Draft Bray Municipal District Local Area Plan 2018-2024

KPS

This NPF targets significant infill/brownfield growth, especially in cities and large towns
where all towns over 10,000 population are defined as ‘arge towns’. This means that city
and county development plans will need to relate these targets to the levels and location of
future land-use zoning. Effective implementation will require substantially better linkage
between zoning of land and the availability of infrastructure.

To achieve this, a new, standardised methodology will be put in place for core strategies and
will also address issues such as the differentiation between zoned land that is available for
development and zoned land that requires significant further investment in services for
infrastructure for development to be realised. National Policy Objective 72a states:

‘Planning authorities will be required to apply a standardised, tiered
approach to differentiate between i} zoned land that is serviced and ii)
zoned land that is serviceable within the life of the plan.’

Within Appendix 3 to the NPF the two-tier approach to land zoning is set out as follows:

‘Tier 1: Serviced Zoned Land

This zoning comprises lands that are able to connect to existing
development services, ie. road and footpath access including public
lighting, foul sewer drainage, surface water drainage and water supply, for
which there is service capacity available, and can therefore accommodate
new development.

These lands will generally be positioned within the existing built-up footprint
of a settlement or contiguous to existing developed lands. The location and
geographical extent of such lands shall be determined by the planning
authority at a settlement scale as an integral part of the plan-making
process and shall include assessment of available development services.

Inclusion in Tier 1 will generally require the lands to within the footprint of
or spatially sequential within the identified settlement.

Tier 2: Serviceable Zoned Land

This zoning comprises lands that are not currently sufficiently serviced to
support new development but have potential to become fully serviced
within the life of the plan i.e. the lands are currently constrained due to the
need to deliver some or all development services required to support new
development, i.e. road or footpath access including lighting, foul sewer
drainage, surface water drainage, water supply and/or additional service
capacity.’

With respect to these criteria the subject site is ‘Tier 1 Serviced Zoned’ and therefore must not be
dismissed as being not suitable for development particularly given:

it is already zoned for development;

it is located within the ‘urban area’ designation;

its ability to be readily serviced;

its location within and contiguous to the development footprint of Bray; and;

the need to meet with the Core Strategy’s population targets given the barriers to

development facing other strategic housing sites, such as Fassaroe, in the short term.

MH16010F01
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2.2

The subject site will assist Bray and Wicklow County Council in fulfilling some of its population
requirements within the current plan period.

Wicklow County Development Plan 2016-2022

The Core Strategy contained in the County Development Pian must be consistent with the
designations and population allocations set out in the regional planning guidelines. in this
regard the County Development Plan confirms that the delivery of new housing should be
within the existing settlement boundaries of towns with growth primarily within the north
east of the county {within the metropolitan area) where there is existing social infrastructure
in place to serve new residential communities. Our client’s landholding adjacent to the Bray
Retail Park is well placed to take advantage of the existing social infrastructure in the
vicinity. According to the County Development Plan the settlement strategy for the GDA
aims to:-

‘physically consolidate the growth of the metropolitan area of Dublin by focusing
new housing within the existing footprint of the metropolitan area and planning
expansion of the footprint in conjunction with new high quality public transport
investment.’ {chapter 2 page 6)

Our client’s land is located to the east of the N11, east of Bray Retail Park, immediately to
the south of the existing built footprint of Bray, west of the Bray IDA Park and is indicated for
development. As such the lands are well placed to contribute to the overall housing need
for Bray in the short to medium term.

Table 2.4 of the County Development Plan outlines population targets for Bray. Over the 17
year period, 2011-2028, there is a population target of some 10,661 for Bray, which equates
to a 36% increase. Or to a per annum increase of some 627 persons. Variation No.1 of the
County Development Plan, as currently proposed, seeks to change the ultimate lifespan of
the future BMDLAP to 2025 rather than the possibility of an extension to 2028. This is
because between 2016 and 2022 the population targets for the county and Bray will be
revised in light of the findings of Census 2016 and reflected in the NPF and the Regional
Spatial and Economic Strategy (RSES). Following this revision the targets contained in the
LAP wilt be updated. In anticipation of this sequence of events, the planning authority is of
the view that the County Development Plan should aim to meet the shorter term target (to
2025) to provide for sufficient zoned land to meet the 2024 population target plus
‘headroom’ of 1 year. The proposed alterations include a housing stock target up to 2025 in
the Bray MD area which states that Bray has a housing stock of 11,225 in 2016 and a target
housing stock of 17,651 by 2025, representing a housing stock growth of 6,425 over a 9 year
period.

Our client supports the structure of Wicklow’s settlement hierarchy and the preferred
development strategy of the adopted County Development Plan. The development strategy
is based on building strong urban centres while protecting the rural hinterlands and
prioritises meeting the shorter and medium term goals. The County Development Plan
continues with the emphasis on developing on serviced land within the metropolitan area of
Wicklow - particularly Bray - which is at the top of the settlement hierarchy for the county as
a MCT.

In this regard, it is considered that our client’s undeveloped zoned lands located to the east
of the existing Bray Retail Park, provide an opportunity to allocate a future residential zoning
to the lands as they are serviced, and located in proximity to public transport options and
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existing social infrastructure. It is our considered view that the conclusions in respect of the
allocations of population as set out in the County Development Plan and the physical
constraints identified to the expansion of Bray, our client’s lands are ideally placed to deliver
much needed serviced land for housing — all in line with adopted policy.

3 CONSIDERATION OF THE DRAFT LOCAL AREA PLAN

It is important to ensure that the future development of Bray is in line with the Core Strategy
of the County Development Plan and that the new LAP will provide for the appropriate
zoning of lands for residential, employment, retail, amenity, community and educational
uses in order to deliver a sustainable town through a plan-led approach. One of the
overarching principles of the NPF, the RPG/GDA and the County Development Plan is to
ensure that sustainable development is achieved through the development of lands within
settlement boundaries.

The population of Bray is expected to grow by 8,780 people between 2011 and 2025, from
29,339 to 38,119. As a result of this expected population increase, it is envisaged that a
housing stock of +6,133 dwellings is required by 2025.

Our client is concerned whether the proposed strategy to deliver the required levels to
enable the target population as set out in core strategy of the County Development Plan can
be achieved. The Proposed Material Alterations document suggests that lands zoned for
residential development can accommodate 6,130 dwellings. Designated residential lands at
Fassaroe are to be developed in a comprehensive fashion, rather than piecemeal
developments. Almost 4,000 dwellings are proposed on the Fassaroe lands, which equates
to almost two third of the overall housing growth of the plan period. Due to the strategic
importance of the Fassaroe site, our client agrees with this strategy for development,
however, is unsure if the totality of the targets allocated to Fassaroe can be completed
within the lifetime of the LAP. This sentiment is echoed in the Proposed Material Alterations
document which notes that the projected growth of Bray, is reliant on the cooperation and
financing of Transport Infrastructure Ireland’. This signals that the delivery of strategic
housing lands at Fassaroe may be delayed.

We contend that our client’s lands adjacent to the Bray Retail Park can help to achieve a
sustainable community as described in the short to medium term. The subject site is located
in a prime position for future residents in terms of access to local services and community
facilities. The local pedestrian infrastructure is very good and high frequency bus routes
located just a short walk from the site. The lands are serviced and have the ability to be
delivered quickly to the requisite standard should be appropriately zoned to facilitate their
development.

Our client’s undeveloped lands have been identified as being appropriate for development
by previous development plans and in the current County Development Plan’s Landscape
Assessment. The planning application which was previously permitted on the site (planning
reg. ref. 08/811), where the general height of the buildings ranged from 7.6m to 11.2m
above finished ground level, confirms the site’s ability to absorb development at this
location. It is also highlighted that a residential use here would be able to avail of the
existing facilities and infrastructure (transport and sewerage) in the local area in line with
NFP’s Tier 1 Serviced Zoned Land criteria. The location of new development adjacent to the
footprint of existing settlements in a sequential manner to existing services and
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infrastructure from a town centre outwards is preferable and in accordance with best

planning practice.

As set out in our client’s previous submissions, the County Development Plan outlines a
number of principles for the zoning/designation of greenfield land for new housing. Our
client’s lands located adjacent the existing Bray Retail Park adhere to these principles. This
analysis is repeated below in Table 3.1.

Table 3.1 Principles for new housing zoning/designations

Principle

Compliance of Subject Lands™ "

Application of the ‘sequentlal
approach’ whereby zoning
extends  outwards  from
centres, contiguous to the
existing bullt up part of the
settlement

The subject lands form part of Bray’s settiement area.
The lands adjoining the subject lands are developed and include
— the Bray Retail Park (which includes a créche); and

— existing residential development located on Giltspur, at Deepdales (to the east)
and Ballywaltrim Grove (on the northern side of Bray Southern Cross Road) .

Promotlon of the concept of
‘walkable’  nelghbourhoods,
whereby undeveloped lands
within 10 minutes walking
distance of the settlement
centre and 5 minutes walking
distance of any
nelghbourhood /  village
centres are prioritized

The lands are located in proximity to existing social infrastructure, public open
spaces and within easy range of public transport.

The Draft BMDLAP identifies a NC ‘Neighbourhood Centre’ c.1km to the east of the
site on the Southern Cross Road. Once developed it will provide an excellent
location for the development of a retail hub serving the southern environs of Bray.

We would also highlight that there are a number of existing neighbourheod centres
located along the Boghall Road to the north which include Aldi and Tesco.

Promotion of a sustainable
land use and transportation
pattern, whereby undeveloped
lands that are accessible to
publle transport routes are
considered most suitable for
development. in this regard,
undeveloped land within 1 km
of any rall or light rall stop or
500m of bus routes will be

The lands are located in close proximity (i.e. 200m to the north) to the 84X Dublin
bus route which provides an express route providing connections to Dublin City
Centre.

The 145 Dublin Bus route (located c. 400m to the north) providing links to Bray Main
St, Shankill, Cornelscourt, Stillorgan, Donnybrook, Leeson Street, before terminating
at Heuston Station.

Bus Eireann Route no. 133 is located further to the north on Killarney Road.

supply system and waste
water collectlon system will be
prioritized

prioritized
Lands  already or easlly | o 1he previou ermitted development on the subject site (Reg. Ref. 08/81
serviced by a gravity fed water P sy p P J (Reg. 8/811)

proposed to connect to the existing the Bray Retail Park. It is therefore considered
that there is sufficient capacity for a residential development on the subject site.

Cognisance will be taken of
the need to provide upmost
protection to the environment
and heritage, particularly of
designated sites, features and
buildings

A residential development would be more akin to the character and setting of this
site rather than the previous industrial use permission (Reg. Ref. 08/811) resulting in
the reduced massing and scale of the structures.

It is submitted that a residential development would sit comfortably into the
context of the landholding.

The need to maintain the rural
greenbeit between towns

The proposed inclusion of the undeveloped portion of the lands as residential lands
respects the rural greenbelt and will not result in an encroachment of development
between towns.

It is considered that the use of these lands for residential development is
appropriate.

Promotion of the development
of lands adjacent to existing or
planned community and social
infrastructure, such as schools
and open space sites/zones.

The subject lands are located to existing community and social infrastructure such
as St. Killians Community school as well as Bray Sports and Leisure Centre.

In addition, there is an existing créche (Park Academy) located within the overall
landholding.
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