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1.0. Introduction  
 
Applicant’s Response to An Bord Pleanála Pre-Application Consultation Opinion Reg.: ABP-310759-21 
 
1.1. Pre-application consultation with An Bord Pleanála in relation to the proposed development, under 
Section 5 of the Planning and Development (Housing) and Residential Tenancies Act 2016 took place on 28th 
September 2021 online via Microsoft Teams, due to the Covid-19 pandemic.  
 
1.2. The Board’s Notice of Pre-Application Consultation Opinion, under Ref. 310759-21, was issued in 
October 2021, a copy of which is enclosed within Appendix B attached to this statement, and is referred to 
hereafter as “the Opinion”.  The Opinion states that An Bord Pleanála “is of the opinion that the documents 
submitted with the request to enter into consultations require further consideration and amendment to 
constitute a reasonable basis for an application for strategic housing development”.  
 
1.3. The Opinion identifies two item that is required to be addressed as part of a Strategic Housing 
Development (hereafter SHD) application which can be summarised as relating to the delivery of road 
infrastructure and the inclusion of an integrated development strategy for the proposed development. The 
Opinion also identifies 14 no. items of additional specific information that are to be submitted with any 
application for permission.  Documentation has been prepared and/or updated in response to this request to 
ensure that the Board will have all of the information it requires to come to a reasoned decision on the proposed 
development. A summary of the responses provided to each of these specific points is set out in Section 2 of 
this statement, with reference to relevant accompanying application documentation.  

 
1.4. The final proposals and application documentation, now put forward for permission, have had regard to 
the points of discussion and issues raised during the course of the tripartite SHD pre-application meeting held 
on 28th September 2021, and meetings pursuant to Section 247 of the Planning and Development Act 2000 
(as amended), undertaken with the Planning Authority prior to the tripartite meeting with both An Bord Pleanála 
and the Planning Authority.  It should also be noted that further “offline” discussions have been held with 
various departments of the Planning Authority subsequent to the tripartite SHD pre-application meeting which 
have also informed the overall proposal now submitted for permission. 

 
1.5. This Statement will refer to other documentation which forms part of the final SHD application pack and 
will direct the reader to the relevant information within the application documentation, which demonstrates that 
the issues raised during the course of pre-application consultation have been fully and satisfactorily dealt with 
prior to the submission of this Strategic Housing Development planning application.  
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2.0. Response to An Bord Pleanála Opinion 
 
2.1. The Opinion of An Bord Pleanála following the pre-application stage for the proposed development sets 
out that the following needs to be addressed in in the final documentation submitted to the Board in order to 
ensure that the proposed development and supporting documentation would constitute a reasonable basis for 
an application for a strategic housing development. 

2.2. The Opinion requires that: 

“1. Delivery of Roads Infrastructure 

(i) Clarification at application stage as to how and when the critical roads infrastructure required to serve 
the development is going to be delivered in tandem, or in advance, of the SHD proposal. Specifically, 
clarity required as to how the western distributor/north-south link road and the east-west link road is 
going to be delivered connecting the proposed development to Newtownmountkennedy village centre.  

(ii) Clarification at application stage as to the provision of pedestrian and cycle connectivity from the 
development site to the village centre. Any impediments to such connections should be clearly 
identified and proposals submitted as to how such impediments are to be overcome.” 

2.3. Response to Item No.1:  

The proposed development of 179 no. dwellings, creche and community use building is to be accessed directly 
from Season Park Road to the north via a new vehicular entrance.  The spine road running north-south through 
the site already has the benefit of planning permission under Ref.s 06/6101 & PL27.227704, and is known as 
the “Western Distributor Road” for Newtownmountkennedy (hereafter NMK).  This permitted road will connect 
to the development lands to the south and eastwards providing direct access to Main Street NMK, as per the 
NMK Local Area Plan, 2008 and the action area plan i.e. AA1.  
 
The extant permission for the Western Distributor Road will expire in 2024.  Therefore, this current application 
for permission also seeks permission for the part of the Western Distributor Road that is outlined in red on the 
submitted drawings and as illustrated in Fig. 1 overleaf.  The applicant has received consent from the adjoining 
land owner Kineada Limited to include the extent of the Western Distributor Road as part of this application 
and we enclose the relevant letter of consent from them dated 17th February 2022 – refer to Appendix A.  
Consent has also been received from Wicklow County Council to provide for the necessary connection upgrade 
works at Fisher’s Corner / Junction on Main Street, NMK – please also refer to their enclosed letter of consent 
dated 14th March 2022 contained in Appendix A. 
 
It should be noted that while there is currently an extant permission in place for the Western Distributor Road 
that Kineada Limited may deliver, this application for permission is effectively re-applying for permission for 
the same Western Distributor Road that is required to serve this proposed Strategic Housing Development at 
Season Park.  Should the permission being sought for housing be granted, the inclusion of the proposed road 
connections, as outlined in red as part of this application will ensure that the necessary roads infrastructure as 
well as appropriate connections to the town centre can be delivered in tandem with the delivery of the proposed 
housing by the applicant.  
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Fig. 1 – Proposed Site Layout Plan 

 

 
The details of the design of the proposed roads infrastructure are set out on submitted POGA Consulting 
Engineers drawing no.s 150-153.  Details of proposed upgrade works to Fishers Corner / Junction are set out 
on the submitted POGA Consulting Engineers drawing no. 165 – please refer to all of the aforementioned 
drawings for further details. The route and design of the road as set out in the submitted drawings and 
documentation is essentially the same as that already permitted under Ref.s 06/6101 & PL27.227704. 
 
The construction of the part of the “Western Distributor Road” through the subject site will aid in the delivery of 
the necessary pedestrian and cyclist connectivity to and from the lands to both the town centre and to new 
residential development to the south, which has the benefit of permission under Ref.s 06/6101 & PL27.227704, 
which will expire in 2024. However, by also including part of the same roads infrastructure necessary to serve 
the proposed housing as part of this current application, will ensure that the adequate infrastructure and 
connectivity can be delivered by the applicant within the appropriate timeframe, with the adequate consents 
provided to allow the applicant to include these proposals as part of this application for permission.  
 
It is proposed to connect the site to the town centre of Newtownmountkennedy via a road network comprising; 
the east‐west link road, a roundabout and the north‐south spine road running through the proposed site. The 
proposed 6m wide road networks will link to the town at Fishers Corner / Junction. A 1.8m wide footpath on 
both sides of the roads and 2.5m dual cycle lane will run alongside the proposed roads providing a pedestrian 
and cycle link to the town. The road alignments have been previously granted permission by An Bord Pleanála 
under Ref.s 06/6101 & PL27.227704, which was extended under Ref. 18/381. It is also proposed to provide 
vehicular access to the site via Season Park Road to the north. The details of the design of the proposed roads 
infrastructure are set out on submitted POGA Consulting Engineers drawing no.s 150-153.   
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It is proposed to connect to the north‐south spine road at five locations to provide access to all areas of the 
subject site. Junction site distance is provided in accordance with the Design Manual for Urban Road and 
Streets (DMURS) for a 50kph main road speed limit. This equates to a “Y” distance of 49m and a 2.4m “X” set 
back distance. Junction radii will be limited to 3m to reduce speeds and provide pedestrians with a straight 
walking desire line, please refer to the submitted POGA Consulting Engineers drawing no.s 150‐151 for 
junction plans and site visibility splays. A DMURS Statement of Consistency is also submitted as part of this 
application.  A swept path analysis has also been completed, the details of which are set out on the submitted 
POGA Consulting Engineers drawing no.s 163 & 164 for details. NRB Consulting Engineers have completed 
a Transport Assessment and Road Safety Audit of the proposed development which is included as part of this 
application for permission - please refer to their reports for further details. 

 
2.4 The Opinion also requires: 

“2. Development Strategy 

Further clarity with regard to how requirements in the statutory plan and the action area plan (AA1) for an 
integrated development are to be delivered in relation to the following: 

a. the western distributor road; 

b. the east-west link road; 

c. community facilities, and 

d. open space provision. 

Delivery of the road infrastructure before expiry of the extant permission (June 2024) should be addressed. 
Clarity on delivery of the road infrastructure in tandem with housing given timelines for the extant planning 
permission to the south and the timely delivery of other critical infrastructure to serve this proposed 
development should also be clarified at application stage. 

The further consideration of these issues may require an amendment to the documents and/or design 
proposals submitted at application stage.” 

2.5 Response to Item No. 2: 

The following sets out a response to both the Opinion and the requirements of Action Area 1 (hereafter AA1) 
as per the Newtownmountkennedy Local Area Plan 2008-2018 (hereafter LAP): 
 
Western Distributor Road & East-West Link Road: 
 
As per the foregoing section 2.3 of this report, this application for permission proposes the delivery of the 
necessary roads infrastructure to serve the proposed housing thus ensuring that adequate accessibility and 
connectivity to the town centre can be delivered to serve future residents.  The roads infrastructure put forward 
for permission as part of this application forms part of the already permitted Western Distributor Road for NMK, 
currently permitted under Ref.s 06/6101 & PL27.227704 but due to expire in 2024.  Both Wicklow County 
Council and the adjoining third party landowner Kineada Ltd have consented to the applicant including their 
lands within the red line of this application in order to allow the applicant to propose delivery of the necessary 
roads infrastructure to serve the proposed housing but also in compliance with AA1. Part of the western 
distributor road and the east-west link road are put forward for permission again as part of this current 
application such that the adequate time is afforded to allow this critical piece of roads infrastructure to be 
delivered in tandem with the proposed housing, should it not already be delivered by Kineada Ltd under Ref.s 
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06/6101 & PL27.227704 (as extended under Ref. 18/381) by the time the proposed houses would require 
same.  By proposing the roads infrastructure as outlined in red on the submitted plans, An Bord Pleanála can 
be assured that the necessary consents and adequate timeframes are in place to deliver the roads 
infrastructure.  
 
Community Facilities: 
 

The proposed development includes a creche and community use room, both of which are accommodated 
within a standalone 3 storey building, located north of road 16 and adjoining centrally located public open 
space. On the ground and first floor, a childcare facility of 198.9sq.m is proposed which will cater for 46 no. 
childcare places.  Overhead, a dedicated community use room of 99.45sq.m is to be provided. The rationale 
for this proposed community use unit is to provide for new community space available to both future and 
existing residents in the environs. It is considered that this community unit, dependant on the tenant, will 
provide the opportunity to implement a range of programmes and services to benefit the community, such as 
community drop ins, community meeting room(s), and other supportive groups.  It is envisaged that the 
community unit will enable new and established residents to engage with each other, fostering a sense of 
community and increasing the social interaction.  

It is considered that the facility has the potential to cater for a number of functions and will offer a focal point 
within the scheme. The location of the community adjacent to the creche and centrally located within the 
scheme, adjoining open space will ensure that there will be a consistent level of activity in this part of the 
development.  It is also considered that the community unit will aid in the creation of a sense of community 
with the overall scheme, tying individual neighbours together and forming an important meeting point within 
the scheme. It is envisaged that the management of this facility will be operated by a specified management 
company, who may liaise with Wicklow County Council in terms of what services the unit caters for.  

We note that under the extant permission to the south, Ref.s 06/6101 & PL27.227704 (extended under Ref. 
18/381), that permission exists for 869 no. dwellings, 4 no. creches, neighbourhood centre facilities of c. 
1,070sq.m, which include 5 no. retail units (1 no. unit at 70sq.m, , 2 no. units at 100 sq.m & 2 no. units at 200 
sq.m) and 3 no. community use units (2 no. units at 100 sq.m & 1 no. unit at 200 sq.m).  The subject site and 
the permitted development to the south are both within the identified AA1 lands, therefore, in light of the LAP 
and AA1 requirement to provide “A small neighbourhood centre, including a community space of not less than 
400sqm and not more than 500sqm of retail / local service units shall be provided”, and in conjunction with the 
current proposal to provide a dedicated community use room of 99.45sq.m,  it is considered that the proposed 
childcare facility and community use unit are sufficient to cater for the necessary community facilities for both 
the proposed development and the AA1 lands, thus according with the phasing requirements of the AA1 lands.  

Open Space Provision: 

To the south-east of the proposed housing, the LAP has zoned land Open Space (OS) which adjoins lands 
that are zoned Active Open Space (AOS), with the AA1 lands catering for c. 13Ha of zoned land for open 
space – refer to Fig. 2 overleaf.  As can be seen from Fig. 2 – a linear park lies to the south-east, part of which 
is subject to the extant permission under Ref.s 06/6101 & PL27.227704.  It is our understanding that, as of 
December 2020, and in compliance with Condition 8(h) of the aforementioned extant permission (which 
requires “No. occupation of any residential units in Estates numbers 1, 2 or 7 shall occur until the section of 
the central greenway, including all playing pitches and recreational facilities to the east of the Western 
Distributor Road between pts C and G, is completed to the written satisfaction of the planning authority” ), that 
the section of the central greenway, including all playing pitches and recreational facilities to the east of the 
Western Distributor Road between pts C and G, have been substantially completed with some minor 
landscaping and fencing to be completed and has been acknowledged by the Planning Authority. As per the 
LAP, there are no significant areas of open space required on the subject lands, save for the standard public 
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open space requirement for residential development (15%).  With the subject application proposing the same 
pedestrian / cyclist connections to the identified areas of open space in the LAP, it is considered that the 
required open space for the AA1 lands has been provided under the adjoining extant permission Ref.s 06/6101 
& PL27.227704. It should also be noted that the aforementioned open space can connect into the open space 
already delivered by the applicant as part of the overall Glenbrook development (Ref.s 04/1538, 06/6954, 
14/1329 & PL27.243561) and its linear park. 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In addition to all of the foregoing, for the purposes of clarity, we have examined the requirements of the NMK 
LAP and the  2006 agreed Action Area, which provides that the AA1 lands are to be phased as follows:  

 

Fig. 2 – Extract from NMK 
LAP 2008-2018 
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Phase 1 2007-2011 
 

a) Up to a maximum of 600 units, not exceeding 200 units p.a.; 
b) Generally located on the southern part of the Action Area; 
c) Construction of the southern elements of the western distributor road including connection to the 

Moneycarroll Link; 
d) Provision of the by-pass route of the existing houses along the Actions Area southern boundary; 
e) Provision of improvements to the R765 as far as the church and improvements to the access 

arrangements for the schools and community facilities; 
f) Provision of revised access arrangements for schools and existing sports grounds; 
g) Provision of water storage facilities; 
h) Satisfactory progress in the expansion of educational / community facilities e.g. sale/transfer of lands 

to educational organisation or community / sporting organisation; 
i) Completion of public park, including all landscape manipulation and landscaping. 

 
Phase 2 2011-2016 
 

a) No development shall be permitted in Phase 2 until all of the elements set out in Phase 1 above have 
been substantially competed, to the satisfaction of the Planning Authority; 

b) Up to a maximum of 350 units; 
c) Generally located to the north of Action Area; 
d) Construction of the northern elements of the western distributor road; 
e) Provision of an acceptable link between the western distributor road and the R772. 

 
 
It should be noted that in December 2008, a ten year permission was granted under Ref.s 06/6101 and 
PL27.227704 for 869 no. units, 4 no. crèches, neighbourhood centre facilities including 5 no. retail units and 3 
no. community use units, as well as the construction of the following roads: Western Distributor Road from 
L1037 to R765 at Moneycarroll, connector road from proposed Western Distributor Road to upgraded 
signalised junction with R772 at Fisher’s Junction, from proposed Western Distributor Road to R765 south of 
Estate 6 and lands zoned EC1, from connector road south of Estate 6 to Saint Joseph’s School access road, 
from Western Distributor Road at Moneycarroll west to R765 Roundwood Road. This permission was extended 
in 2018 under Ref. 18/381 and is an extant permission that will expire in 2024.  This permission has been 
enacted with construction commencing at the southern end of the action area lands, including the delivery of 
roads infrastructure, housing and open space. It is evident that the economic downturn occurred post 2008, 
and subsequent to the granting of the extant permission, which can reasonably be considered to have impacted 
the roll out of the Phase 1 requirements during the period 2007-2011.   
 
We note that An Bord Pleanála granted permission for over 600 no. units that was envisaged for Phase 1.  To 
date, no permission has been granted for the lands at the northern end of the action area, including the subject 
lands.  The current proposal for 179 no. dwellings is within the 350 no. units identified for Phase 2.   
 
The current proposal also seeks to deliver community uses in the form of a creche, community use room(s), 
as well as part of the already permitted Western Distributor Road in order to ensure a realistic delivery of the 
necessary infrastructure to serve the lands and cater for the necessary connectivity to the town centre for all 
users.  As the proposed development will adjoin existing and permitted development it cannot be considered 
to be “leapfrogging”, particularly as the current proposal seeks to provide housing, community uses and roads 
infrastructure that will adjoin existing and permitted development.  
In response to the phasing requirements set out in the agreed action area, the following is a short response of 
our understanding of the current situation: 
 
Phase 1: 
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▪ Up to a maximum of 600 units, not exceeding 200 units p.a. - permission granted in 2008 for c.869 no. 
units which has not been built to exceed 200 units p.a.; 

▪ Generally located on the southern part of the Action Area - development commenced at the southern end 
of the Action Area;  

▪ Construction of the southern elements of the western distributor road including connection to the 
Moneycarroll Link - this is completed; 

▪ Provision of the by-pass route of the existing houses along the Actions Area southern boundary - this is 
completed; 

▪ Provision of improvements to the R765 as far as the church and improvements to the access 
arrangements for the schools and community facilities - this is completed; 

▪ Provision of revised access arrangements for schools and existing sports grounds - access is facilitated 
from the permitted development Ref.s 06/6101 and PL27.227704 to the schools and sports grounds; 

▪ Provision of water storage facilities - permitted under Ref.s 06/6101 and PL27.227704; 
▪ Satisfactory progress in the expansion of educational / community facilities e.g. sale/transfer of lands to 

educational organisation or community / sporting organisation - this is outside of the applicant’s control; 
▪ Completion of public park, including all landscape manipulation and landscaping – this has been 

substantially completed and will connect to the Glenbrook development and its linear park. 
 
Phase 2:  
 
▪ No development shall be permitted in Phase 2 until all of the elements set out in Phase 1 above have 

been substantially competed, to the satisfaction of the Planning Authority - no permission granted to date 
for development of the northern portion of the AA1 lands but the majority of the Phase 1 requirements 
have been met that can allow phase 2 to proceed, in conjunction with the current proposal to deliver the 
necessary roads and community infrastructure; 

▪ Up to a maximum of 350 units - current proposal provides for 179 no. units; 
▪ Generally located to the north of Action Area - current proposal is located in the northern part of the Action 

Area; 
▪ Construction of the northern elements of the western distributor road - provided for as part of the current 

application as well as having the benefit of being permitted under Ref.s 06/6101 and PL27.227704; 
▪ Provision of an acceptable link between the western distributor road and the R772 – provided for under 

the current development proposal.  
 
Taking all of the foregoing into account, the proposed development provides for an appropriate quantum of 
development, including community uses as well as the necessary roads infrastructure to connect the proposed 
housing to the town centre and deliver the objectives / requirements of the AA1 lands.  It is our understanding 
that the required open spaces have been delivered by the adjoining extant permission Ref.s 06/6101 and 
PL27.227704.  The proposed development should therefore be considered to be in compliance with the 
phasing of the AA1 lands and not deemed to be premature. 
 
2.6 The Opinion sets out 14 no. items of information that need to be addressed / included in the final 
documentation submitted to the Board in order to ensure that the proposed development and supporting 
documentation would constitute a reasonable basis for an application for a strategic housing development.  
Each of the nine items raised within the Opinion are set out below, and a response is provided thereto, referring 
to other documentation or sections within documents that form part of the planning application and which 
provide a more detailed or technical response, where relevant.  

Item No. 1:  

“A detailed statement, which should provide adequate identification of all such elements and justification as 
applicable, where / if the proposed development materially contravenes the statutory plan for the area other 
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than in relation to the zoning of the land, indicating why permission should, nonetheless, be granted, having 
regard to a consideration specified in section 37(2)(b) of the Act of 2000.” 

Response:  

A Material Contravention Statement has been prepared by Armstrong Fenton Associates and is submitted as 
a separate document – please refer to same. The submitted Material Contravention Statement sets out how 
the proposed development may be deemed by the Board to represent a potential material contravention of the 
2016-2022 Wicklow County Development Plan and 2008 Newtownmountkennedy Local Area Plan in relation 
to: 
 

▪ density; 
▪ quantum of development, and 
▪ phasing / sequential approach. 

 
The submitted Material Contravention Statement clearly sets out how, under Section 37(2)(b)(i) of the Planning 
& Development Act 2000 (as amended), and pursuant to Section 9(6) of the Planning and Development 
(Housing) and Residential Tenancies Act 2016, the Board can grant permission for the proposed development 
having regard to the strategic national important of delivering new housing on sites in appropriate locations. 
 
It is also considered that under Section 37(2)(b)(iii) of the Planning & Development Act 2000 (as amended) 
that the Board can grant permission for the proposed development having regard to the proposed 
development’s compliance with the Guidelines for Planning Authorities on Sustainable Residential 
Development in Urban Areas (2009) and the Sustainable Urban Housing: Design Standards for New 
Apartments Guidelines for Planning Authorities (2020), and by reference to the policies of the government 
stated at Objectives 3a, 11, 13, 33 and 35 of the National Planning Framework.  It is considered that the 
proposed density, quantum of development and phasing/sequential development are in in keeping with the 
proper planning and sustainable development of the area and can therefore be granted permission.  
 
Having regard to Section 37(2)(b)(iv) of the Act of 2000, which states that where a proposed development 
materially contravenes the development plan and/or local area plan, the Board may grant permission where it 
considers that “permission for the proposed development should be granted having regard to the pattern of 
development, and permissions granted, in the area since the making of the development plan”, it is considered 
that given (a) the quantum of permitted dwellings since the adoption of the LAP exceeded that identified in 
Phase 1 for the agreed action area (and given the length of time that has elapsed) that An Bord Pleanála can 
grant permission for the proposed development of 179 no. dwellings, creche, community uses and proposed 
roads infrastructure having regard to the pattern of development and permissions granted in the area.   
 

Item No. 2:  

“A Housing Quality Assessment that provides details in respect of the proposed apartments set out as a 
schedule of accommodation, with the calculations and tables required to demonstrate compliance with the 
various requirements of the 2020 Guidelines on Design Standards for New Apartments. It is important that the 
proposal meets and preferably exceeds the minimum standards in terms of dual aspect and proportion of 
apartments which exceed the floor area by 10%. In the interests of clarity clear delineation / colour coding of 
floor plans indicating which of the apartments are considered by the applicant as dual / single aspect, single 
aspect north facing and which apartments exceeds the floor area by 10%.”  

Response: Please refer to enclosed Housing Quality Assessment prepared by Davey + Smith Architects which 
is enclosed with the application detailing compliance as is required in item no. 2 above.  
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Item No. 3:  

“A Traffic and Transportation Impact Assessment.”  

Response: Please refer to the enclosed Transportation Impact Assessment prepared by NRB Consulting 
Engineers.   

Item No. 4:  

“Details of a Green Infrastructure Plan, Landscaping Plan, Arboriculture Drawings, and Engineering Plans that 
take account of one another.”  

Response: In response to item no. 4 above, please note the following enclosed documentation have been 
prepared responding to all:  

Prepared by Ronan MacDiarmada Landscape Architects 

- Landscape Rationale, Green Infrastructure Plan and associated landscape drawing 
package 

Prepared by Arborist Associates Ltd. 

- Arboriculture Assessment and associated drawings  

Prepared by POGA Consulting Engineers 

- Full engineering drawing pack 

Please refer to the above enclosed documents which form part of the submitted application. 

Item No. 5:  

“Justification of quantum and quality of open space provision, both communal and public open space (POS). 
Clarity with regard to change in levels, compliance with Development Plan standards and planting details”.  

Response: Please refer to the enclosed Planning Report prepared by Armstrong Fenton Associates for details 
of the proposed quantum and quality of open space provision, including both communal and public open space 
and the compliance with same with the CDP. In addition to same, please refer to the enclosed architectural 
drawing numbered D1807.S12 titled Open Space Layout which was prepared by Davey + Smith Architects for 
illustration of the quantity and location of both communal and public open space on the site layout. Additionally, 
please refer to the enclosed landscape architectural package submitted which further details the quantum and 
quality of open space provision.  

Item No. 6:  

“Plans and sections should clearly indicated existing and proposed levels. Any proposed retaining structures 
should be clearly identified on the submitted plans and particulars. Levels across areas of proposed public 
open space should be clearly indicated and appropriate for the function intended for such areas of open space.”  

Response: Please refer to enclosed architectural drawing pack, prepared by Davey + Smith Architects and 
landscaping pack prepared by Ronan MacDiarmada Landscape Architects; for full details of existing and 
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proposed levels. Those levels are clearly indicated across areas of the proposed public open space as required 
also.  

Item No. 7:  

“A Daylight and Shadow Impact Assessment of the proposed development, specifically with regard to: 

Impact upon adequate daylight and sunlight for individual units, public open space, courtyards, 
communal areas, private amenity spaces and balconies. 

Impact to any neighbouring properties.” 

Response:  Please refer to enclosed Sunlight/ Daylight & Shadow Analysis prepared by Chris Shackleton 
Consulting which is enclosed with the application for details, which confirms that the proposed development 
complies with the requirements of the BRE guidelines in relation to skylight availability for neighbours. The 
proposed development complies with the requirements of the BRE guidelines in relation to both annual and 
winter sunlight availability to neighbours as it applies to living rooms and conservatories. The proposed 
development complies with the requirements of the BRE guidelines in relation to both annual and winter 
sunlight availability to neighbours as it applies to living rooms and conservatories. The proposed development 
complies with the requirements of the BRE guidelines in relation to Average Daylight Factor light distribution. 
The proposed development complies with the requirements of the BRE guidelines in relation to Sunlight 
availability and careful layout design. 100% of the proposed new public amenity spaced comply with 
requirements. The majority of communal spaces also receive qualifying sunlight. The tested spaces generally 
comply with the requirements of the BRE guidelines. 

Item No. 8:  

 “A response to matters raised within section 3.5.2 ‘Design/Visual Amenity / Housing Type and Tenure and 
section 3.5.4 ‘Private / Communal Open Space of the CE Opinion submitted to ABP on the 3rd August 2021.”  

Response:  Response to matters raised within section3 .5.2‘Design/Visual Amenity/ Housing Type and 
Tenure and section 3.5.4 ‘Private / Communal Open Space of the CE Opinion submitted to ABP on the 3 rd 
August 2021. 

3.5.2 Corner units within the development should be amended to have further articulation on the side elevations 
where they abut public spaces. In this regard the Hl units are a concern. 

The dual aspect J and G type apartments have been design to specifically address corner conditions at 
important locations across the site. These three storey buildings provide a strong urban edge to both front and 
side elevations and include dual aspect living areas with private balconies which will provide strong levels of 
surveillance to the spaces below. 

Suitability of materials in this fringe location should be assessed with any future application. 

Material finishes proposed are render, clay brick and tile which are the materials readily found in both the 
historic and newer sections of Newtownmountkennedy. The proposed buff brick has been chosen to 
complement the colours in the foliage and fields in the surroundings. 

The provision of single storey units should be examined as they would it is considered ensure a suitable variety 
of unit types to cater for downsizing/ lifestyle changes.  
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Response: The development includes c. 22 no. single storey level access one and two bedroom apartments 
across the site that will cater for people with mobility issues or wish to downsize. These apartments include 
access to both private and communal open space in line with the Design Standards for new Apartments. 

3.5.4 The submitted details indicate that the standards have been met. The private amenity space for unit type 
G, would not appear to meet the standards for a number of these units. 

Response: These type G courtyard houses have been omitted as part of a redesign.  

There appears to be solely terrace areas provided for Duplex Units, and for a number of J apartment units, 
which would not it is considered meet the standard set out in the Sustainable Urban housing: Design Standards 
for New apartment Guidelines. 

Response: Please refer to Drawings D1807.S12 - Open Space site layout which details the communal and 
public open spaces within the development. The site layout has been amended since the tripartite meeting to 
ensure all apartments within the development, including duplexes, have access to both private amenity space 
and communal amenity space. These communal open spaces surpass the relevant standard for amenity areas 
and have access to sunlight in line with BRE guidance as the enclosed sunlight /daylighting report confirms. J 
types include a shared communal east or west facing garden, which in certain cases enjoy a visual connection 
to the areas of public open space. 

All areas of private open space should be suitably designed/landscaped to ensure usability particularly in terms 
of gradient. Where there are significant level changes retaining features will be required to provide usable rear 
open space. The location and details of all retaining structures should be identified with any application. In this 
regard the units along the western boundary appear to have significant level changed in parts. 

Cross sections through areas of private open space should be provided for assessment at planning application 
stage. 

Response: Retaining features are identified on architectural, landscape architects and engineers drawings. 
RMDA’s section drawings demonstrates that private amenity spaces will be highly usable with gradients of no 
more than 1:15. 

Western Boundary: The predominately back garden edge condition along the western boundary has been 
amended to provide a softer landscaped edge to the development which can facilitate level changes within the 
public areas. Houses now front onto the lands to the west, inviting the landscape and greenery into the site. 

Davey + Smith Architects have prepared a response to Item No. 8 above and included same in the enclosed 
Architectural Design Statement. Please refer to same in the Architectural Design Statement. 

Item No. 9:  

 “A report on surface water drainage, surface water management strategy and flood risk which deals 
specifically with quality of surface water discharge.”  

Response:  Please refer to the enclosed Engineering Planning Report and Flood Risk Assessment prepared 
on behalf of the applicant by POGA Consulting Engineers for full details reporting on surface water drainage, 
surface water management strategy and flood risk which deals specifically with quality of surface water 
discharge.  
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Item No. 10:  

 “Where an EIAR is not being submitted the applicant should submit all necessary information referred to in 
article 299B(1)(b)(ii)(II) and article 299B(1)(c) of the Planning and Development Regulations 2001-2018 for the 
purposes of EIAR screening.”  

Response:  Please refer to the enclosed prepared by response on behalf of the applicant by Enviroguide 
Consulting for full details reporting on all necessary information referred to in article 299B(1)(b)(ii)(II) and article 
299B(1)(c) of the Planning and Development Regulations 2001-2018 for the purposes of EIAR screening.  

Item No. 11:  

 “AA screening report, which inter alia, considers potential impacts on all of the Qualifying interests (QI’s) of all 
Natura 2000 sites identified as being within the zone of interest.”  

Response:  Please refer to the enclosed AA Screening Report prepared on behalf of the applicant by 
Enviroguide Consulting for full details including the potential impacts on all of the Qualifying interests (QI’s) of 
all Natura 2000 sites identified as being within the zone of interest. 

Item No. 12:  

 “A site layout plan indicating what areas, if any, are to be taken in charge by the planning authority.”  

Response:  Please refer to the enclosed drawing numbered D1807.S12, titled Taking in Charge Layout; 
prepared on behalf of the applicant by Davey + Smith Architects for full details of the areas to be taken in 
charge by the planning authority. 

Item No. 13:  

 “Site Specific Construction and Demolition Waste Management Plan.”  

Response:  Please refer to the enclosed Outline Construction and Waste Management Plan prepared on 
behalf of the applicant by POGA Consulting Engineers for full details. 

Item No. 14:  

 “Details of public lighting.”  

Response:  Please refer to the enclosed Public Lighting Report and Public Lighting Layout prepared on 
behalf of the applicant by Sabre Electrical Services Ltd. for full details of the proposed public lighting for this 
scheme.  
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3.0. Prescribed Bodies 
 
3.1 Finally, the Board’s Opinion sets out the statutory bodies to be notified of the making an application. A 
copy of the current application will be sent to the prescribed bodies, as per Section 8(1) of the Planning and 
Development (Housing) and Residential Tenancies Act 2016, and identified by the Board as follows: 
 

1. Irish Water  

2. National Transport Authority (NTA)  

3. Transport Infrastructure Ireland (TII)  

4. The Minister for Culture, Heritage and the Gaeltacht,  

5. The Heritage Council  

6. An Taisce — the National Trust for Ireland  

7. Fáilte Ireland  

8. Wicklow County Childcare Committee.  

3.2 Prior to the submission of the application each of the above named prescribed bodies were contacted 
directly and asked if, given the ongoing Covid-19 pandemic and associated working restrictions related to 
same, 1 no. digital copy only of the application would be sufficient for their assessment of the application. Irish 
Water, the National Transport Authority, Wicklow County Childcare Committee and the Department for Culture, 
Heritage and the Gaeltacht confirmed they wished to receive soft copies. Transport Infrastructure Ireland, The 
Heritage Council and An Taisce were contacted but did not respond, as such a digital copy of the application 
has been sent to those three no. prescribed bodies. 
 
3.3 Failte Ireland were not contacted to confirm their preference for receipt of either a hardcopy and / or 
softcopy of the application and as such 1 no. hardcopy & 1 no. softcopy of the application has been sent to 
Failte Ireland. 
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APPENDIX A 
 

Letters of Consent: Kineada Limited  
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Letters of Consent: Wicklow County Council  
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APPENDIX B 

 
Copy of An Bord Pleanála Pre-Application Consultation Opinion Ref. ABP-310759-21 
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