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EXECUTIVE SUMMARY

The attached application addresses both the previous reasons for refusal by the board under
decision 301775-18 and also the matters raised during pre-planning consultations.
The proposal can be summarised as:
•

The provision of a mixed-use scheme for this town centre site comprising 120no.
apartments, a restaurant, creche and 3no. office spaces, with parking provision at
basement level.

•

The provision of a plaza fronting onto Mill Street, with commercial uses in block A to
include a creche, restaurant and office space.

•

An increased separation distance between blocks A and B1 from St Mary’s Church
from the previous SHD application.

•

A reduced height of block B1 at the rear of St Mary’s Church; specifically reduced from
4no. storeys as detailed under the previous application to 3no. storeys as now
proposed.

•

An increased separation distance of blocks B1 & B2 from adjoining lands, to ensure
an appropriate outlook from all apartments and also ensure third party lands/buildings
adjacent are not adversely affected by the proposed development.

•

A reduced finished floor level within the courtyard by approximately 3.5 metres of
blocks B1, B2 and C from previously proposed, given no basement car park is now
proposed underneath these blocks.

•

A reduction in car parking provision to 74no. spaces, which is a reduction from 190
spaces as detailed under the previous application. This is based on ‘minimisation’ of
car parking given the town centre location and to encourage sustainable modes of
travel.

•

A site layout which utilises existing ground levels where practicable and a natural slope
is now to be incorporated into the central courtyard area, which will gently slope down
to the Lyreen river and associated walkway/cycleway.

•

Revised walkway and cycle routes to be provided through and alongside the site to
ensure connectivity with adjoining lands. DMURS standards also to be met in terms
of widths and gradients.

•

The provision of access from Mill Street, with the plaza and entrance detail specifically
designed to enable any future bus stop along the road frontage, as proposed under a
preliminary part VIII project for Mill Street.

•

A revised flood risk assessment which has been agreed with the Planning Authority.

•

Revised site landscaping proposals which incorporate appropriate passive and active
open space areas.
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1

INTRODUCTION

1.1

Overview

1.1.1

This report accompanies a planning application by Ladas Property Company Unlimited
Company (as part of the Comer Group) seeking permission for a residential and
commercial development on subject lands at Mill Street, Maynooth, Co. Kildare. The
application is made under Section 4 of the Strategic Housing Provisions of the Planning
and Development (Housing) and Residential Tenancies Act, 2016.

1.1.2

Following pre-application consultation with both the Planning Authority and the board
in compliance with section 5(2) of the Planning and Development (Housing) Tenancies
Act, 2016 the board subsequently issued notices of pre-application opinion(s) on 5th
March and 11th September 2019. The matters raised in the opinions have been
incorporated into the drawings and documents submitted with this application and
responses are specifically addressed in a separate summary report.

1.1.3

This report includes a planning statement and statement of consistency setting out how
the proposed development will be consistent with the objectives of the relevant section
28 Ministerial Guidelines, the Kildare County Development Plan and Maynooth Local
Area Plan.

1.1.4

This report should be read in conjunction with the application documentation as follows:

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Application form;
Part V proposals;
EIA screening statement prepared by Genesis Planning;
Statement on housing mix by Genesis Planning;
Building lifecycle report by Genesis Planning & Michael Fitzpatrick Architects;
Architectural drawings prepared by Michael Fitzpatrick Architects;
Housing Quality Assessment
Design Statement prepared by Michael Fitzpatrick Architects & Genesis Planning;
Engineering services report & drawings prepared by RPS consultants;
Engineering report re basement construction by RPS consultants;
Flood Risk Assessment prepared by RPS consultants;
Traffic & Transport Assessment prepared by ILTP consultants;
Construction management plan prepared by Genesis Planning;
Archaeological & Architectural Assessments prepared by John Cronin & Associates;
Natura Impact Statement prepared by Doherty Environmental;
Ecology report prepared by Doherty Environmental;
M & E utilities report and associated drawings prepared by Renaissance Engineering;
Road design by Alan Traynor Consulting Engineers;
Foul pumping station specification by RPS consultants;
DMURS design audit;
Landscaping proposals prepared by Parkhood Landscape Architects;
Tree protection & constraints plan prepared by P Blackstock;
Part L compliance report by Renaissance Engineering;
Public lighting, site layout & report by Renaissance Engineering;
Sunlight, Daylight and Shadow analysis by C Shackleton consulting;
Statement of response by Genesis Planning;
Project photomontages & CGI’s by Motion Concept Design.
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1.2

Previous decision 301775-18

1.2.1

The previous decision by the board under application reference 301775-18 refused
permission for the SHD application on a number of grounds. The reasons for refusal
can be summarised as follows:
(i)

St Marys Church: The proposed development, by reason of it’s design, scale
and bulk in close proximity to St Mary’s Church, would detrimentally affect the
setting of this protected structure and would diminish the level of light reaching
the stained glass windows on the eastern and southern elevations of the
Church.

(ii)

Design: The proposed development by reason of it’s bulk, design and location
would detract from the character and amenities of Maynooth, and in particular
from the amenities of lands along the Lyreen River given the basement car park
wall and proposed buildings being located on a podium above the basement
car park.

(iii)

Access & permeability: The proposed development would not integrate with
existing and authorised development in the vicinity in relation to pedestrian and
cyclist permeability; specific reference was made to:
•
•
•
•

(iv)

Amenity: The proposed development would fail to provide an acceptable
standard of amenity for occupants given:
•
•
•

(v)

absence of attractive pedestrian and cyclist routes.
design of the access has not been co-ordinated with proposed Part VIII
works along Mill Street for cycling and pedestrian facilities.
the amount of car parking is considered to be excessive.
negative impacts on traffic flows at this location.

the design incorporates north-facing apartments.
the central open space would be dominated by an internal access road.
the open space and walkway along the Lyreen River was considered to
be unacceptable.

Flood risk: Given the use of a bespoke river flood model rather than the
Catchment-based Flood Risk Assessment and Management (CFRAM) model
prepared by the Office of Public Works in the Site Specific Flood Risk
Assessment submitted with the application, it has not been demonstrated to the
satisfaction of the board that the proposed development would not pose an
increased flood risk to third party properties and lands arising from the loss of
floodplain storage.

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth
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1.3

Revised proposal summary

1.3.1

In light of the previous refusal by the board under application reference 301775-18 the
revisions to the attached application can be summarised as follows:
Site layout
•
A revised site layout which incorporates an increased separation distance
between blocks A, B1 and St Mary’s Church; specifically block A is now
positioned 4.5 metres further away from the Church curtilage wall.
•
The height of block B1 is reduced to 3 storeys alongside the rear of St Mary’s
Church.
•
The finished ground floor levels of blocks B1, B2 and block C within the
courtyard are lowered from previously; thereby resulting in these block ffl’s
being approximately 3.5 metres lower than previously proposed. (with no
basement underneath)
•
Revised design particulars for apartment blocks A, B1 and B2 to ensure northfacing apartments are omitted.
•
Revised site layout particulars to provide for landscaped areas along the rear
of St Mary’s Church and also along the northern site boundary; this is to provide
for improved amenity and views from apartments along these aspects of block
B1.
•
Revised site layout particulars so that the central open space area is not on a
raised podium as previously proposed. A natural slope is now to be
incorporated into the central courtyard area, which will gently slope down from
proposed finished floor levels to the river bank and the associated walkway.

Parking and basement
•
The basement car park has been significantly reduced in size so as to
accommodate 74 car spaces, rather than 190no. car spaces as previously
proposed.
•
The basement car park ‘footprint’ is significantly reduced so that no ‘perimeter’
walls are proposed alongside the Lyreen River.

Access
•
Mill Street is the only means of access to the site and is to be provided as
previously proposed; an internal access road width of 5.5 metres to connect
with the basement car park.
•
Pedestrian & cycle provision: revised walkway and cycle routes to be provided
through and alongside the site to ensure connectivity with adjoining lands.
DMURS standards also to be met in terms of widths and gradients.
•
Provision of a bus stop incorporated into the design for the road frontage of the
subject site, as a bus stop is detailed under preliminary part VIII works for Mill
Street.
•
Revised site layout particulars for any fire appliance(s), so that the internal
access road is maximum 3.5 metres in width to the internal courtyard.
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Figure 1 Previous site layout under application 301775-18

Figure 2 Proposed site layout
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2

SITE LOCATION & CONTEXT

2.1

Site Location & description

2.1.1

The site comprises approximately 1.05ha located in a strategically important location
in the centre of Maynooth Town.

2.1.2

In terms of local context, the site is adjacent to St Mary’s Church (protected structure)
and directly opposite is the apartment and retail development known as ‘Manor Mills’.

2.1.3

To the north and north-east the lands are bounded by a mixture of open grounds whilst
to the south-eastern boundary the Lyreen River passes. Immediately adjacent and
south-west is the existing apartment complex; Mill Race Manor.

2.1.4

In respect of site features, hard-core surfacing is laid within the site, as a result of site
excavation works pursuant to a previous planning permission. (since expired). Existing
ground levels consequently slope downwards into the site from Mill Street and the site
is low lying relative to adjoining lands.

2.1.5

There is no vegetation of note within the site, by virtue of previous site excavation works
carried out. Various conifer trees occupy a portion of the northern and north-eastern
boundaries, but which are outside the site area. An area of grassland exists along the
roadside portion of the site.

2.1.6

Boundaries to the roadside and alongside the party boundary with St Mary’s Church
are defined by an existing stone wall, with an associated access point directly onto Mill
Street to serve the lands as existing.

2.1.7

With the site being low-lying views of the site are confined to the immediate stretches
of Mill Street and at the junction with Kilcock Road to the west.

Figure 3 Site Location

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth

8|Page

2.2

Planning History

2.2.1

A review of the planning register identified several applications previously submitted
in respect of the subject lands.
File Number:
Applicant
Name:
Development
Description:

04767
S. Porter site works Ltd

Decision:
Grant Date:

The demolition of dwelling house, domestic outhouses and industrial
warehouses/workshop building. The carrying out of site development
works/services/site access, Outfall gravity foul drain constructed, outfall surface
drains, underground car parking, communal facilities storage, bicycle parking,
landscaping, E.S.B. Substation 19 sq. m, retail area 181 sq. m, Creche 210 sq. m,
Office 1007 sq. m, 6 No. one bed, 18 No. two bed and 4 No. three bed apartments.
(Permission was granted for 93 apartments, a crèche building and retail unit)
Grant
08/09/2006

File Number:

05824

Applicant
Name:

S. Porter site works Ltd

Development
Description:

Modifications to previously permitted development plan ref:04/767 to include 1 no.1
bed appt no D33 no's D34 and 3 no. 2 bed apartment no's D34,D35 & D36 at second
floor level at Block "D" and the inclusion of accommodation design

Decision:

Invalid application

File Number:

052420

Applicant
Name:

S. Porter site works Ltd

Development
Description:

(On a previously permitted development site plan ref no. 04/767) The demolition of
dwelling house, domestic outhouses and industrial warehouses/workshop building.
The carrying out of site development works/services/site access, Outfall gravity foul
drain constructed, outfall surface drains, underground carparking, communal facilities
storage, bicycle parking, landscaping, E.S.B. Substation 19 sq. m, retail area 181 sq.
m, Creche 210 sq. m, Office 1007 sq. m, 6 No. one bed, 18 No. two bed and 4 No.
three bed apartments.
(Permission granted for 105 apartments, retail space, office space and crèche unit
with underground car parking provision)

Decision:

Grant

Grant Date:

08/09/2006

File Number:
Applicant
Name:
Development
Description:
Decision:
Grant Date:

101295
S. Porter site works Ltd
EXTENSION OF DURATION (On a previously permitted development site plan ref
no. 04/767 & 05/2420 )
Grant
21/02/2011 (expired 6/09/2016)

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth
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File Number:

301775-18 (SHD application)

Applicant
Name:

Ladas Property Company

Development
Description:

SHD application seeking permission for 135no. apartments, a creche, restaurant and
ancillary site works to include provision of 190no. car parking spaces

Decision:

Refusal

Table 1 Planning history summary

2.3

Planning history summary

2.3.1

The previous permissions which relate to the lands provided for a total of 105
apartments, retail space, office space and crèche unit with underground car parking
provision. The approved density under the previous scheme was 100 units per hectare.

2.3.2

In summary 05/2420 provided for:
•
•
•
•

vehicular and pedestrian access directly onto Mill Street;
provision of office space, apartments and crèche fronting onto Mill Street;
basement/ground level car parking;
apartment buildings four storeys in height throughout (11.76 metres above ffl)
along with provision of basement car parking (3.3 metres) totalling 15.06 metres
above ground level(s). The basement level was set at 51.3 AOD.

2.3.3 Of relevance we note the Planning Authority granted an extension of duration of this
permission (05/2420 & 10/1295) which was extant until 6th September 2016.
2.3.4 For ease of reference we attach hereunder a copy of the layout plan as previously
approved.

Figure 4 Site layout approved under 05/2420

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth

10 | P a g e

3

SUMMARY DESCRIPTION OF DEVELOPMENT

3.1

Layout & design rationale

3.1.1

The proposed development is an ‘infill site’ which has significant potential in planning
terms to accommodate a dense and more sustainable form of development having
regard to it’s strategic location in the town centre.

3.1.2

The layout has been primarily informed by objectives as defined the Maynooth Local
Area Plan 2013-2019, with a design rationale including:
•
•
•
•

the creation of a courtyard centrally within the site;
siting and design of block A so as to create an active street frontage and civic
plaze fronting onto Mill Street;
the creation of vistas to and from the development and;
the provision of open space(s), walkways and cycleways within and through the
subject site to enable neighbourhood connections with the adjacent Mariavilla
development as under construction.

3.1.3 The orientation and layout of blocks within the proposed development is designed to
create a balance between active streetscapes, providing a sense of place and also
providing for connections with the locality.
3.1.4 For further specifics on the design rationale, we refer to the Design Statement (under
separate cover) which sets out a comprehensive design rationale for the proposed
development.

3.2

Proposed accommodation

3.2.1

The proposed development comprises 12,127.01sq.m of development. The breakdown
of residential accommodation (11,581.22 sq.m) is as follows:
Description

Number

Percentage

One bed

43

36%

Two bed

70

58%

Three bed

7

6%

Total

120

100%

Table 2 Schedule of accommodation

3.2.2

The apartment units are broken down into 4no. blocks varying in total height from three
storeys to six storeys. All apartments have been designed to fully accord with the
guidelines ‘Sustainable Urban Housing: Design Standards for New Apartments’ (2018).

3.2.3

As apartment numbers are 120no., the majority of apartments (93no./77.5%) have
been designed to incorporate a minimum 10% uplift in minimum floor areas as specified
under the Guidelines.

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth
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3.3

Open space and landscaping

3.3.1

Detailed consideration has been given to the provision of public open space and
landscaping within the development. The landscaping master plan for the site has
incorporated a number of different landscaped areas, such as courtyards, play areas
and a walkway/cycleway along the Lyreen River.

3.3.2

The proposed landscaping significantly enhances the overall quality of the site,
improving the natural environment and incorporation of the scheme within the wider
area. In terms of particulars we highlight:
•
•
•

the scheme will also provide 2126.31 sq.m (20%) of communal open space in
total spread throughout the scheme which includes a playground, passive
recreational spaces and active recreational spaces.
Provision of a walkway and cycleway along the Lyreen River with associated
pedestrian links throughout the site.
Provision of landscaped belts/privacy areas to the perimeter of the proposed
apartment blocks.

3.3.3

A landscape plan prepared by Parkhood Landscape Architects accompanies this
application and provides details of how the site is utilised in terms of open space
provision, landscaping and planting. This plan also provides details of boundary
treatments and highlights the detailed consideration that was given to all aspects of the
open space strategy.

3.3.4

We also submit the open space will benefit from passive surveillance from the proposed
apartments and has been designed to provide a social space/meeting point for
residents, to provide an active play area and to facilitate permeability through the site
via gentle gradients in conjunction with a walkway along the Lyreen River.

3.4

Height

3.4.1

In terms of how the proposed height(s) appear relative to the context, we highlight there
is a variation of building heights in the area and on lands opposite the height(s) of the
Manor Mills complex extends to between 18 and 23 metres above existing ground
level(s).

3.4.2

In respect of the subject lands, the proposed development will vary in height from three
storeys (13.12 metres) to six storeys (19.05 metres) above proposed ground levels.
The height and massing of the development has been given careful consideration and
is considered appropriate having regard to the site’s strategic location adjacent to
public transport nodes whilst also respecting the setting of the adjacent protected
structure and adjacent residential properties1.

1

Further detailed discussion on height is set out in section 4.16 of this statement.
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3.5

Materials

3.5.1

A variety of materials are proposed within the development to provide visual interest
and to create a distinct sense of place. Brick along with a smooth render finish painted
white will be the predominant material uses on the elevations, whilst block A
incorporates contemporary panelling to create a bespoke focal building along Mill
Street.

3.5.2

Overall a simple palate of materials is proposed using brick as the principle materials
on all facades to break down the massing of the buildings. The overall aesthetic is one
of coherence and quality, balancing integration with Mariavilla as located to the northeast and also providing for a unique identity.

3.5.3

Full details of the proposed materials and finishes are set out in the design statement.

3.6

Access & parking

3.6.1

The site will be accessed directly from Mill Street. The basement is to be accessed off
the internal road which runs between block B1 and St Mary’s Church.

3.6.2

It is proposed to provide a total of 74 no. car parking spaces at basement level (42no.
to serve the residential units, 21no. to serve the restaurant, offices, & creche with 10no.
ancillary visitor spaces). It is considered that due to the proximity of the site to public
transport links and the nature of the development as a residential apartment scheme
then the proposed car parking provision is appropriate in this instance.

3.6.3

The proposed development will also provide for 278no. bicycle storage spaces. This
results in a provision of 1no. space per bed space, 1 visitor space per 2 apartments
and an additional 41% uplift to ‘future proof’ the bicycle storage provision. It is
considered that the level of bicycle storage provided is sufficient to serve the proposed
development2.

3.7

Site Services

3.7.1

Direct connection is available to the existing foul and storm sewer networks. Further
details regarding site services are provided in a separate report by RPS. Irish Water
have confirmed they have no objections to connections being made to serve the
proposed development.

3.8

Visual Impact Assessment & Landscape Assessment

3.8.1

A Visual Impact Assessment has been prepared by this practice and Michael
Fitzpatrick Architects and incorporated into the design statement. The design rationale
concludes that the design of the scheme is a unified and integrated response which
successfully responds to the site context. The photomontages also illustrate an elegant
balance between the issues of height, mass, density and the sensitivities involved in
placing it adjacent to a protected structure (St Marys Church).

3.8.2

We also refer to the LVIA as prepared by Park Hood Landscape Architects.

2

Further discussion in section 5.10 of this statement
Planning statement: The Lyreen View Apartments, Mill Street, Maynooth
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3.8.3

We submit in all of the views presented the proposed scheme sits appropriately within
this town centre context. Higher ridge heights are confined to the rear of the site and
excessive height(s) are avoided in proximity to any existing third party buildings.

3.9

Daylight & shadow analysis

3.9.1

A daylight and shadow analysis has also been carried out. In summary, the analysis
demonstrates that when constructed the proposed development will meet required
standards set out under the both the 2018 Apartment Guidelines and BRE Guidelines.
Impacts on existing development(s) in proximity will also be to an acceptable standard
in terms of shadow.

3.9.2

The daylight and shadow analysis also assessed the impact of the proposed
development on the adjacent Mariavilla development and St Mary’s Church.

3.9.3

In summary, it is submitted there no undue adverse impacts in terms of overshadowing
or loss of light on any adjacent buildings or extant permissions3.

3.10

Refuse Storage and Collection

3.10.1 Refuse storage for the development will be located at various points, with storage areas
also provided at surface level for collection days.
3.10.2 Operation of the refuse storage and collection will be the responsibility of the
management company, in conjunction with maintenance of the site and landscaping
works. This approach has been used by the applicant in other apartment complexes
and is effective.
3.11

Phasing

3.11.1 The proposed residential development will be carried out in 1no. phase; ie completed
in entirety prior to occupancy of any units. This will ensure completion of car parking
and open space/site works in totality prior to occupancy of the development.

3.12

Taking in Charge

3.12.1 In accordance with taking in charge procedures in Kildare, the Planning Authority
advises that it will not take any part of the access road, foul/storm network or open
space in charge as it is an apartment type development. This is in accordance with the
published ‘Taking in Charge Policy Statement’ (June 2008).
3.12.2 Accordingly the development has been designed in such a manner as to allow a
management company to manage the public areas, road network, basement car park,
footpaths, refuse storage and collection. A condition pertaining to same is considered
acceptable, providing for specific agreements with the Council prior to occupation of
any units within the site.

3

Further discussion in section 5.12 of this statement
Planning statement: The Lyreen View Apartments, Mill Street, Maynooth
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3.12.3 However, notwithstanding the Planning Authority’s ‘Taking in Charge Policy’ it is noted
the Planning Authority is seeking to take in charge the site-specific footpath/walkway
proposed to improve pedestrian/cycle connections through the lands, along with a
portion of the plaza proposed alongside Mill Street. This is in accordance with preplanning discussions held between the applicant and Planning Authority.
3.12.4 In accordance with this specific request for the walkway/cycleway and the road frontage
of the plaza to be made available for taking in charge we refer to the accompanying
drawing which sets out this specific layout and the related walkway/cycleway.

3.13

Project Construction Management Plan

3.13.1 Given the proximity of the site to the Lyreen River and the context of being a town
centre location a project construction management plan is also included. Matters
addressed include management practices for works on-site in order to minimise the
potential for any adverse effects on the recipient environment.
3.13.2 Factors to be included by site management include:
•
•
•
•

operational hours of the construction site;
mitigating noise or dust nuisance.
technical staff shall be on-site and available to monitor dust control methods as
appropriate;
complaint registers will be kept on-site detailing all telephone calls and letters
of complaint received in connection with construction activities, together with
details of any remedial actions carried out;

3.13.3 For further detail, see enclosed project construction management plan prepared by this
practice along with the phasing drawing prepared by Michael Fitzpatrick Architects.

3.14

Flood Risk Assessment

3.14.1 Given a portion of the site is within an identified flood risk zone, a comprehensive site
specific flood risk assessment is submitted with the application.
3.14.2 In summary, the proposed layout now incorporates provision of ‘raised’ finished floor
levels of blocks B1, B2 and C above any flood risk level, and the previously proposed
basement perimeter wall along the Lyreen River is now omitted.
3.14.3 Also the open space areas within the site, to include the walkway along the Lyreen
River, will be utilised to form a natural landscaped area, and allow a degree of flood
water encroachment (if required), so as to ensure there is no displacement of flood
waters onto third party lands as a result of the subject site being developed.
3.14.4 Overall it is submitted that agreement has been reached with the Planning Authority
on matters relating to the flood risk assessment and methodology and consistency is
achieved with the Guidelines.
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4

STATEMENT OF CONSISTENCY
NATIONAL AND REGIONAL PLANNING POLICY

4.1

Overview

4.1.1

The key provisions of national, section 28 guidelines and regional planning policy as it
relates to the proposed development are set out in the following sections. We submit
the key policy and guidance documents of relevance to the proposed development are
as follows:
•
•
•
•
•
•
•
•
•
•
•
•
•

National Planning Framework 2040
Rebuilding Ireland – Action Plan for Housing and Homelessness
Regional Spatial Economic Strategy (2018)
Sustainable Urban Housing: Design standards for New Apartments: Guidelines
for Planning Authorities 2018
Sustainable Urban Housing: Design standards for New Apartments: Guidelines
for Planning Authorities 2015
Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (2009), and the accompanying Urban Design Manual
Design Manual for Urban Roads and Streets (2013 & 2019)
Guidelines for Planning Authorities on Childcare Facilities (2001)
The Planning System and Flood Risk Management (2009)
Architectural Heritage Protection Guidelines (2004)
Urban Development and Building Heights (2018)
Retail Planning Guidelines (2012)
Habitats Directive – Appropriate Assessment

4.2

National Planning Framework (NPF) 2040

4.2.1

The NPF sets out the importance of development within existing urban areas by
“making better use of under-utilised land including ‘infill’ and ‘brownfield’ and publicly
owned sites together with higher housing and job densities, better services by existing
facilities and public transport”.

4.2.2

In terms of specific objectives contained within the NPF we highlight the following:
-Objective 3A states that it is a national policy objective to “deliver at least 40% of all
new homes nationally within the built-up envelope of existing urban settlements”.
-Objective 4 states to “ensure the creation of attractive, liveable, well designed, high
quality urban places that are home to diverse and integrated communities that enjoy a
high quality of life and well being”.
-Objective 11 states that “there will be a presumption in favour of development that
encourages more people, jobs and activity within existing urban areas, subject to
development meeting appropriate planning standards and achieving targeted growth”.
-Objective 13 states “In urban areas, planning and related standards, including in
particular building height and car parking will be based on performance criteria that
seek to achieve well-designed high quality outcomes in order to achieve targeted
growth”.
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-Objective 35 states “Increase residential density in settlements through a range of
measures including reductions in vacancy, re-use of existing buildings, infill
development schemes, area or site-based regeneration and increased building
heights”.
4.2.3

On the basis of the above extracts, it is evident that there is a strong emphasis in the
NPF towards increased building heights in appropriate locations within existing urban
centres and along public transport corridors.

4.2.4

In response, the proposed development is of a high quality design and provides for a
high level of amenity within the scheme; there is therefore potential for flexibility and
relaxation of certain standards, in particular height and car parking due to the nature of
the development and the location adjacent to public transport and within a wellserviced existing urban environment. It is considered that the proposed development
is consistent with the aforementioned objectives of the NPF and the overarching
national planning policy to increase residential development at appropriate locations.

4.2.5

We submit that the proposed building height ranging from 3no.storeys to 6no. storeys
is consistent with government guidance and emerging trends for sustainable residential
developments as set out in the NPF.

4.3

Rebuilding Ireland – Action Plan for Housing and Homelessness

4.3.1

Rebuilding Ireland was launched in 2016 with the objective to double the annual level
of residential construction to 25,000 homes and deliver 47,000 units of social housing
in the period to 2021.

4.3.2 Rebuilding Ireland is set around 5 no. pillars of proposed actions summarised as
follows:
Pillar 1 – Address Homelessness: Provide early solutions to address the unacceptable
level of families in emergency accommodation; deliver inter-agency supports for people
who are currently homeless, with a particular emphasis on minimising the incidence of
rough sleeping, and enhance state supports to keep people in their own homes.
Pillar 2 – Accelerate Social Housing: Increase the level and speed of delivery of social
housing and other State – supported housing
Pillar 3 – Build More Homes: Increase the output of private housing to meet demand
at affordable prices.
Pillar 4 – Improve the Rental Sector: Address the obstacles to greater private rented
sector delivery, to improve the supply of units at affordable rents.
Pillar 5 – Utilise Existing Housing: Ensure that existing housing stock is used to the
maximum degree possible – focusing on measures to use vacant stock to renew urban
and rural areas.
4.3.3

We submit the proposed development is consistent with Rebuilding Ireland in that it will
improve the supply of residential units for Maynooth in a sustainable manner.
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4.4

Regional Spatial and Economic Strategy (2018)

4.4.1

Maynooth is recognised by the Regional Spatial and Economic Strategy (RSES) as a
key town and the regional policy objective under the RSES states
“Core strategies in local authority development plans shall support objectives to
achieve a minimum of 30% of housing in key towns by way of compact growth through
the identification of key sites for regeneration”.

4.4.2

Of particular note in terms of Maynooth the RSES states
“Maynooth provides a significant level of employment at Maynooth University, the M4
Business Park and local business in the town centre. A number of higher order services
are located in the town including education, health, cultural, leisure and recreational
facilities. The town has experienced significant population growth and has a young
demographic with many university students living in and travelling to the town. St.
Patrick’s College, the Royal Canal, Maynooth Castle and the nearby demesne
landscape of Carton House are key assets and attractions”.

4.4.3

Also of note is objective RPO 4.36 which states
“To promote the consolidation of the town centre with a focus on the regeneration of
underused buildings and strategic sites and the establishment of residential uses to
encourage greater vibrancy outside of business hours and the enhancement of the
public realm”.

4.4.4

In response we submit the proposed development is consistent with the RSES in that
it will improve the supply of residential units for Maynooth in a sustainable manner on
these brownfield lands, and in particular it’s emphasis on the consolidation of the urban
area and the promotion of residential development close to existing services and
transport links.

4.5

Sustainable Urban Housing: Design Standards for New Apartments; Guidelines
for Planning Authorities (2018)

4.5.1

The Design Standards for New Apartments (2018) provide for updated guidance on
apartment developments in response to the National Planning Framework and
Rebuilding Ireland. These guidelines build on the 2015 guidelines ‘Design Standards
for New Apartments’.

4.5.2

In respect of Specific Planning Policy Requirements (SPPR’s) set out in the guidelines
we set out below relevant responses.

4.5.3

SPPR1 Apartment developments may include up to 50% one bedroom or studio type
units (with no more than 20-25% of the total proposed development as studios), and
there shall be no minimum requirement for apartments with three or more bedrooms.
SPPR2 For schemes of 50 or more units, SPPR2 shall apply to the entire development.
Response(s): The apartment mix proposed is one bed (36%), two bed (58%) and three
bed (6%). The development duly complies with SPPR1 & SPPR2.

4.5.4

4.5.5

SPPR3 Sets out minimum floor areas for apartments.
Response: All apartments will meet the minimum floor area requirements set out in the
guidelines and 93no. (77.5%) also achieve a 10% increase in floor area throughout the
scheme.
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4.5.6

SPPR4 The minimum number of dual aspect apartments shall be 33% in central urban
locations; otherwise there shall be a minimum of 50% dual aspect apartments in a
scheme.
Response: The site is ‘town centre’ and to be regarded as a central urban location. A
total of 70 apartments (58%) are dual aspect; SPPR4 is duly complied with.

4.5.7

SPPR5 Ground level apartment floor to ceiling heights shall generally be a minimum
of 2.7m.
Response: The floor to ceiling height requirement is complied with.

4.5.8

SPPR6 A maximum of 12 apartments per floor per lift core may be provided in
apartment schemes in urban locations.
Response: The apartment ratio per lift core is complied with as there are 8no.
apartments per lift core/floor.

4.5.9

Also, in terms of daylight requirements, all apartments have been designed to meet
relevant BRE Guideline standards in terms of daylight provision as no north-facing
apartments are proposed. We refer to the accompanying daylight analysis.

4.6

Location and car parking

4.6.1

Leading on from the above SPPR overview, we highlight a key inclusion in the 2018
Guidelines is the acknowledgement of the importance of key strategic brownfield sites
in existing urban areas in close proximity to existing public transport facilities. This
revised policy context also recognises the need to encourage use of public transport
particularly in central/accessible urban locations.

4.6.2

In response, we submit the subject development is located 500m from Maynooth train
station and also 400m from bus stops along main street & Kilcock Road which connect
with Dublin city centre. Further, the site is also in close proximity to Maynooth
University Campus. The proposed development therefore falls into the ‘central and/or
accessible urban location’ category and is therefore appropriate in terms of ‘location
tests’ envisaged by the Guidelines for a high density apartment scheme.

4.6.3

Associated with the recognised need to encourage use of public transport, the
Guidelines also incorporate a key policy change under section 4.19 wherein it states:
“In larger scale and higher density development, comprising wholly of apartments in
more central locations that are well served by public transport, the default policy is for
car parking provision to be minimised, substantially reduced or wholly eliminated in
certain circumstances.

4.6.4

In terms of parking provision, we submit given the central location in Maynooth it is
therefore an appropriate location for car parking to be either minimised or substantially
reduced. Given Maynooth is a town and not a city centre we do not consider it an
appropriate location for car parking to be wholly eliminated in respect of the residential
units. In response, the proposed development incorporates:
•
•

74 car parking spaces provided;
278 bicycle storage spaces provided. (1 space per bedroom for apartments &
ancillary commercial floorspace(s) provided for)

4.6.5 It is recognised that the car parking provision is below the standards as per the Kildare
County Development Plan (KCDP), which requires 1.5 spaces per apartment along
with relevant parking provision for the ancillary commercial floorspace.
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4.6.6 However, in this regard we highlight under the previous decision 301775-18 the
following reason relating to proposed car parking provision was cited by the board:
“The proposed amount of car parking is considered to be excessive and has not been
significantly reduced to reflect the town centre location of the site in accordance with
the advice given at section 4.19 of the Sustainable Urban Housing: Design Standards
for New Apartments Guidelines for Planning Authorities, issued by the Department of
Housing, Planning and Local Government in March 2018.“
4.6.7 In response the parking rationale set out under the attached planning application takes
into account the previous reason for refusal relating to car parking. In addition, the
applicant has accounted for items raised by the board and the Planning Authority
during pre-planning consultations.
4.6.8 It is therefore submitted that the proposed represents a ‘balanced approach’; ie. not
providing full allocated parking spaces as per the development plan standards, having
regard to the yet recognising the need for a degree of parking provision for 2 and 3 bed
apartments, given the larger apartments are to be owner-occupied and accommodate
families.
4.6.9 It is noted that ancillary matters set out in the 2018 guidelines overlap with the 2015
guidelines. Accordingly to avoid repetition we will set out overleaf how standards in
terms of open space, parking and ancillary design requirements are complied with.
4.7

Sustainable Urban Housing: Design Standards for New Apartments; Guidelines
for Planning Authorities (2015)

4.7.1

Apartment floor areas: All apartments in the proposed development will meet the
minimum floor area requirements set out the Guidelines and also achieve a 10%
increase in floor areas throughout the scheme given the unit numbers are in excess of
100.

4.7.2

Dual aspect: The minimum number of dual aspect apartments that may be provided in
any scheme shall be 50%, with a reduction achievable to 33% in town centres. In
response a total of 70no./58% apartments are dual aspect.

4.7.3

Internal storage: All apartments in the proposed development will meet the floor area
requirements set out the Guidelines.

4.7.4

Private amenity space: The private amenity space provided in each apartment will
meet required standards.

4.7.5

Communal facilities in apartments: The communal open space proposed provides
amenity space in excess of the minimum requirements as set out in the guidelines.
Apartment
type

Number

One bed
Two bed (4
person)

43

Communal area required
(as per Guidelines)
43x 5sqm= 215 sqm

(i)

Central open space:
1235.49sq.m

70x7sq.m= 490sq.m
70
7x9sq.m=63sq.m

Three bed
Totals

Communal areas provided

7
120no.

(ii) Lyreen River walkway/cycleway:
890.82sq.m

768sq.m
2126.31sq.m (20% of site area)

Table 3 Overview of communal/open space provision
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4.7.6 Also, 2no.formal childrens play areas are proposed for both toddlers and older children
which meet the minimum areas of 80sq.m and 200sq.m respectively.
4.7.7 In summary we submit the proposed design accords with above policy requirements;
we refer to the accompanying drawings prepared by Park Hood Landscape Architects
and Michael Fitzpatrick Architects.

4.8

Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (2009)

4.8.1

The Guidelines recommend that Planning Authorities should promote high quality
design in their policy documents and in their development management process. The
Guidelines are also accompanied by a Design Manual (also referenced hereunder)
which demonstrates how design principles can be applied in the design and layout of
new residential developments, at a variety of scales of development and in various
settings.

4.8.2

These Guidelines also reinforce the need to adopt a sequential approach to the
development of land. Specifically section 2.3 therein states ‘the sequential approach
as set out in the Departments Development Plan Guidelines (DoEHLG, 2007) specifies
that zoning shall extend outwards from the centre of an urban area, with undeveloped
lands closest to the core and public transport routes being given preference,
encouraging infill opportunities…’.

4.8.3

Having regard to the above, the subject site is zoned Town Centre within the adopted
development plan and it is therefore an appropriate location envisaged by the
Guidelines for apartments.

4.8.4

Further, as previously set out in section 4.5 of this statement, the subject site is located
adjacent to ‘Public Transport Corridors’4. In terms of density section 5.8 of the
Guidelines recommends that:
“In general, minimum net densities of 50 dwellings per hectare, subject to appropriate
design and amenity standards, should be applied within public transport corridors, with
the highest densities being located at rail stations / bus stops, and decreasing with
distance away from such nodes”.

4.8.5

In response the proposed density is 114no. units per hectare and is therefore
considered appropriate due to the location adjacent to high quality public transport
provision and the town centre location.

4.8.6

In light of the above, it is clear that it is national policy to promote increased densities
in excess of 50 no. units per hectare on zoned lands adjacent to public transport
corridors. To achieve this increased density in a sustainable manner requires increased
building heights to make the most of the zoned residential lands. As such, in order to
sustainably deliver increased densities for residential development within existing
urban areas then increased heights must be considered in appropriate locations. In
terms of location and density, we therefore submit the proposal is consistent with the
‘density’ objective of the 2009 guidelines.

4

These ‘public transport corridors’ are defined as being located within 500 metres/walking distance of a bus stop,
or within 1km of a light rail stop or a rail station
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4.8.7

The Guidelines are also accompanied by the Urban Design Manual which this
statement discusses.

4.9

Urban Design Manual – A Best Practice Guide (2009)

4.9.1 The manual sets out a series of 12 criteria which it recommends should be used in the
assessment of planning applications.

Figure 5 The design criteria set out in the Urban Design Manual

4.9.2

The 12 no. criteria are assessed as set out below.

4.9.3

Context: How does the development respond to its surroundings?

4.9.4

The subject site is an infill site located within an existing residential urban area and in
close proximity to a number of public transport routes. The proposed development has
been designed to respond to the existing character of the area and the specific site
constraints. In keeping with the overall building form of the area the proposed
development ranges in height from 3 no. storeys- 6no. storeys. The Manor Mills
complex provides a context for the proposed scheme in terms of height and location.

4.9.5

Further, the proposed height and form of the overall development relates to the existing
urban context in a positive manner stepping down in height at appropriate locations to
make a more appropriate transition and scale relative to existing properties.

4.9.6

In terms of architectural detailing, the layout of the proposed development links the
streets and spaces through the architectural design and landscaping of the
development. The development also provides for suitable separation distances to
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adjoining properties and provides appropriate boundary treatments to protect the
residential amenity and landscape character of the area.
4.9.7

The development will be finished in materials of a high quality design to ensure it
represents its own character while at the same time integrates with the existing local
character of the area.

4.9.8

Connections: How well is the new neighbourhood / site connected?

4.9.9

The layout of the development will also provide for connections to Mill Street, a walkway
along the Lyreen River and will connect with lands to the north-east. The internal
network of the development will consist of a series of internal roads, shared surfaces,
footpaths and cycle routes which will connect the proposed development with the
surrounding area.

4.9.10 The proposed development will also open up the site in terms of accessibility and
connectivity within the area and will increase permeability.
4.9.11 Inclusivity: How easily can people use and access the development?
4.9.12 The proposal will include for a new purpose-built access off Mill Street which will include
pedestrian and cycle linkage to connect with the Lyreen River walkway. The internal
road network will provide for a clear route throughout the development with a series of
cycle paths and footpaths to increase the overall level of connectivity and permeability
for future residents.
4.9.13 Furthermore, the development will provide for disabled car parking spaces and all
communal areas and apartments are designed to be accessible to all.
4.9.14 Variety: How does the development promote a good mix of activities?
4.9.15 The proposed development includes a crèche and cafe/restaurant. It is considered that
the proposed development provides for the necessary ancillary land uses required for
this new residential community on-site, whilst having regard to the significant range of
community, commercial and social infrastructure in the town centre.
4.9.16 The proposed development also provides for a sustainable mix of apartment types
which will attract a range of occupants of different life cycle stages.
4.9.17 Efficiency: How does the development make appropriate use of resources,
including land?
4.9.18 The proposed development is located on a vacant infill site in an existing urban area.
The proposed density of the site is 114no. units per hectare makes efficient use of
these valuable zoned lands and includes an appropriate quantum of public open space
and connectivity to the existing high quality public transport network. The proposed
density is therefore considered appropriate due to the location adjacent to high quality
public transport provision, the existing urban environment and context of the site.
4.9.19 Distinctiveness: How do the proposals create a sense of place?
4.9.20 The sense of place will be strengthened by the inclusion of extensive areas of active
and passive green space for the enjoyment of residents, all of which will benefit from
passive surveillance from surrounding residential units to encourage a safe sense of
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place and discourage anti-social behaviour. Strong visual and physical connections are
prioritised between the proposed blocks and the proposed recreational areas, while
secondary connections will link the scheme with the surrounding areas including
schools, shops and other community facilities.
4.9.21 Further, we submit the proposed scheme is designed to provide a distinctive sense of
place through appropriate architectural detailing to assist in the respectful integration
of the external building facades.
4.9.22 The proposed development will also provide for a series of landscaped areas which will
include play equipment for children. Other open space areas will be of high quality and
more ‘contemplative’ areas with seating which can cater for older persons of the new
residential community.
4.9.23 The proposed development will also provide for a mix of unit sizes, and useable active
open space areas. There is a variety and mix of unit types, heights and design, with a
mix of apartment buildings proposed throughout the scheme, thereby providing a good
sense of place on site.
4.9.24 The proposed development will also provide for a ‘civic space’ at the frontage to Mill
Street which will act as a new focal point within the town centre and will foster a sense
of place and identity for the residents.
4.9.25 Layout: How does the proposal create people-friendly streets and spaces?
4.9.26 The proposed layout of the development provides for a straightforward, easily
accessible and easily navigable network of places. The access arrangement creates
an easily accessible development and improves the connectivity of the site with the
surrounding area.
4.9.27 Defensible space has been accommodated for ground floor residential uses and
passive surveillance will exist for all open space and walkways. This is to give privacy
and security to residents in ground floor units.

4.9.28 Public Realm: How safe, secure and enjoyable are the public areas?
4.9.29 The design of the development has been carefully considered so as to provide a high
level of passive surveillance on both the area of open space and public access areas
(ie walkways).
4.9.30 The landscaping proposals have been formulated having careful regard to the
surrounding development, to the aspect within the public open space areas and to the
recreational needs of the future residents of the proposed development.

4.9.31 Adaptability: How will the buildings cope with change?
4.9.32 In relation to the proposed residential units, all of the apartments exceed the minimum
standards for residential unit sizes. The development provides a mix of 1, 2, and 3
bedroom units that can be easily reconfigured to adapt to the changing life cycles and
personal needs of each resident.
4.9.33 The overall architectural style is contemporary and reflects the modern requirements
to balance ‘design’ with the need to satisfy energy reducing objectives.
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4.9.34 Privacy/Amenity: How do the buildings provide a high quality amenity?
4.9.35 In relation to the apartment element of the scheme, each unit is provided with an area
of useable private open space in the form of a terrace or balcony which meets or
exceeds the relevant apartment guidelines standards. All of the units meet or exceed
the Apartment Guidelines unit size requirements. The design of apartments has also
had due regard to the siting and orientation of the development in order to maximise
the solar gain and natural light aspect of each apartment.
4.9.36 Parking: How will the parking be secure and attractive?
4.9.37 Vehicular access to the basement will be via a fob/code and automated.
management company will be responsible for maintenance to ensure security.

A

4.9.38 Given the use of basement parking this will ensure parking does not dominate the
public realm at surface level. Also, provision of lifts and walkways to connect with the
basement will ensure it is attractive and ensures ease-of-use for patrons.
4.9.39 Detailed design: How well thought through is the building and landscape design?
4.9.40 Given the subject site’s current vacant condition and the well-considered design, the
proposed development represents a significant positive impact on the existing local
environment. The proposed community facilities within the scheme, it’s open spaces,
play areas and the public permeability designed into it offer significant benefits for the
broader area as well as for the proposed new development.
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4.10

Design Manual for Urban Roads and Streets (DMURS; 2013 & 2019)

4.10.1 We submit the principle design guidance of DMURS has been considered in the design.
Specifically we highlight:
•
•
•
•
•
•
•
•
•
•
•

a ‘pedestrian focus’ is incorporated into the layout via car parking being provided
at basement level.
pedestrian links to open space and landscaped areas.
provision of adequate street furniture& street lighting throughout.
use of contrasting materials between pedestrian and vehicular routes.
provision of cycleway(s) within/through the site of 2.0 metres width.
provision of pedestrian foothpaths of 2.0 metres; this includes along the road
frontage of the site.
entrance corner radii of 4.5 metres to give priority to pedestrians along Mill Street.
internal pedestrian and cyclist crossings via provision of ‘courtesy crossings’.
provision of bicycle storage spaces both at basement and street level to
encourage use of public transport/sustainable modes of transport.
incorporation of the ‘pedestrian focus’ to inform the site landscaping works.
provision of internal speed limit and ‘children at play’ signs.

4.10.2 We submit the scheme design will be consistent with standards and objectives as set
out under DMURS. We also refer to the accompanying DMURS design audit.

4.11

Smarter Travel – A Sustainable Transport Future: A New Transport Policy for
Ireland 2009-2020

4.11.1 The Government has committed in ‘Smarter Travel – A Sustainable Transport Future:
A New Transport Policy for Ireland 2009 – 2020’ to reducing the total share of car
commuting from 65% to 45%, a rise in non-car trips by 55% and that the total vehicle
miles travelled by the car fleet will not increase. The key targets are as follows:
•
•
•
•
•

Future population employment growths will predominantly take place in
sustainable compact forms which reduces the need to travel for employment
and services.
500,000 more people will take alternative means to commute to work to the
extent that the total share of car commuting will drop from 65% to 45%.
Alternatives such as walking, cycling and public transport will be supported
and provided to the extent that these will rise to 55% of total commuter journeys
to work.
The total kilometres travelled by the car fleet in 2020 will not increase
significantly from current levels.
A reduction will be achieved on the 2005 figure for Greenhouse gas emissions
from the transport sector.

4.11.2 Key to the achievement of these targets is better alignment between land-use and
transport to minimise travel demand.
4.11.3 Given the subject site is located within walking distance of public transport nodes
the principle of the scheme with a density of 114 units per hectare in this location is in
accordance with the principles set down in Smarter Travel.
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4.12

Transport Strategy for the Greater Dublin Area 2016 - 2035

4.12.1 The strategy sets out measures to include better integration of land use planning and
transportation, consolidating growth in identified centres, providing more intensive
development in designated town and district centres and control parking supply.
4.12.2 In summary, we highlight:
•
•
•

Maynooth is served by two Dublin bus routes (nos. 66 & 67) which depart from
Merrion Square in Dublin and run typically hourly to Maynooth.
Maynooth is also served by the western commuter train line which connects
with 4no. Dublin city centre stations. (connects with Pearse Station, Tara Street
Station, Connolly Station and Docklands)
A bus stop is due to be provided at the site frontage, as proposed under
preliminary part VIII works by KCC along Mill Street.

4.12.3 Further, both the bus stops and train station at Maynooth are also within walking
distance of the subject lands as shown overleaf.
4.12.4 We submit the proposed residential development, which provides for a density in
excess of 100 no. units per hectare and located adjacent to existing good quality public
transport networks is consistent with the vision and objectives of the Transport Strategy
for the GDA

Figure 6 Subject site relative to Maynooth rail station and bus stops
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4.13

Guidelines for Planning Authorities on Childcare Facilities (2001)

4.13.1 The Guidelines indicate that development plans should facilitate the provision of
childcare facilities in appropriate locations. These include larger new housing estates
where planning authorities should require the provision of a minimum of one childcare
facility with 20 places for each 75 dwellings. The threshold for provision should be
established having regard to existing location of facilities and the emerging
demography of the area where new housing is proposed.
4.13.2 In this context we highlight that the Apartment Guidelines (2015) state that:
“Notwithstanding the Department’s Planning Guidelines for Childcare Facilities, which
are currently subject to review and recommend the provision of one childcare facility
(equivalent to a minimum of 20 child places) for every 75 dwelling units, the threshold
for provision in apartment schemes should be established having regard to the scale
and unit mix of the proposed development and the existing geographical distribution of
childcare facilities and the emerging demographic profile for the area”.
4.13.3 Further, for the purposes of this assessment and attached application, we highlight that
the ‘Sustainable Urban Housing: Design Standards for New Apartment; Guidelines for
Planning Authorities’ (2018) clarify this position noting that “One bedroom or studio type
units should not generally be considered to contribute to a requirement for any childcare
provision and subject to location, this may also apply in part or whole, to units with two
or more bedrooms”.
4.13.4 On this basis we consider that 1 bed units should be discounted from the calculation
due to the single nature of the unit. Therefore, taking only the proposed 2 and 3 no.
bed units (77 no. units), and on the basis that 50% of these units will require childcare,
then out of 39no. units (ie. 50% of 2 and 3 bed units) the proposed development would
result in a minimum requirement for 20no. childcare spaces.
4.13.5 Taking into account the number of childcare facilities in the surrounding area the
proposed development will provide for a creche of 205sq.m, which is adequate to cater
for the proposed development.
4.13.6 Also, based on the average requirement of 3-5sq.m. per child, the proposed creche
can accommodate 25no. childcare spaces which is considered adequate to meet the
requirement generated by the proposed development. We also highlight the creche
size is consistent with what was previously deemed acceptable under application
301775-18, and also exceeds relevant standards in terms floor areas per child and
facilities provided.
4.13.7 Further, with the creche being a full day care facility we submit the crèche provision is
therefore consistent with both the 2001 Guidelines and Tusla standards set out in the
‘Quality and Regulatory Framework’ document for child care services.5
4.13.8 Also, in terms of creche drop-off areas, the basement car park is to be used for all
patrons of the creche with an internal lift core providing direct access to/from the
creche. This is consistent with section 3.2 of the guidelines wherein it sets out a
requirement for safe access and convenient parking for customers and staff.
4.13.9 Finally, shared access will be provided to the open space area and play equipment
within the site area for children within the creche.
5

Refer to appendix 2 and overview of floor areas per child age bracket
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4.14

Guidelines for Planning Authorities on The Planning System and Flood Risk
Management (2009)

4.14.1 The guidelines outline two justification tests by which development proposals
considered to be in areas of flood risk should be assessed by planning authorities:
•
•

The Plan-Making Justification Test; &
The Development Management Justification Test.

The Plan-Making Justification Test
4.14.2 Given the zoning of the lands which already applies, we submit the principle of the
development within the site is therefore ‘plan led’ in that the ‘1 st’ justification test has
already been met under the SFRA carried out for the Maynooth Local Area Plan 20132019.
Development Management Justification Test
4.14.3 In light of the previous refusal reason regarding flood risk, RPS highlight the CFRAM
model for Maynooth, or in fact any of the CFRAM models developed across the 300+
urban areas by the OPW, are only licensed for their intended use which does
not include the private sector in support of planning applications.
4.14.4 It is therefore a requirement that in all of these circumstances that a detailed site
specific model is developed by the applicant to assess the existing flood risk and
determine the impact of the proposed development. RPS have therefore continued
to use a detailed site specific model (bespoke model) to support the attached
application.
4.14.5 Nonetheless, and in accordance with detailed pre-planning discussions held between
RPS and the Planning Authority on this point, cross-referencing has also been
provided against the CFRAM study for comparison purposes.
4.14.6 In response, a comprehensive FRA has been carried out by RPS which includes
modelling of the Lyreen River at this locality to determine the actual flood risk posed
and also inform the proposed design to ensure all criteria of the guidelines are met.
4.14.7 Specifically, and in terms of the previous refusal reason stated by the board, we note
specific reference in the refusal reason stated ‘failing to meet criteria 2(i) and 2(iv) of
the justification test’.
4.14.8 For ease of reference we note criteria 2 (i) states “The development proposed will not
increase flood risk elsewhere and, if practicable, will reduce overall flood risk”.
4.14.9 To address this the flood mapping now attached is more comprehensive, showing a
much greater area upstream and downstream of the proposed development to show
there is no increase in flood risk elsewhere.
4.14.10 In addition more flood storage, if required, will now be provided within the confines of
the application site, in the designated areas of open space alongside the Lyreen River,
to ensure that Criteria 2 (i) is met. This represents a significant amendment from the
previous application in that landscaping works are now proposed alongside the Lyreen
River with a 10 metre buffer zone also kept free from any buildings or hardstanding.
On this point, we highlight that under the guidelines encroachment of any flood water(s)
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onto open space areas is permissible. We submit this aspect of the design therefore
complies with criteria 2(i) of the guidelines.
4.14.11 Also, as set out in the FRA the modelling shows that there are negligible differences in
in-channel water levels as a result of the proposed development and there is no
increased flood risk to any neighbouring properties. We highlight figure 7 below which
shows the 1% AEP proposed water levels and it is shown that all FFLs are 600mm
above the 1% AEP MRFS.

Figure 7 Extract from FRA (source RPS)

4.14.12 Further, criteria 2 (iv) states “The development proposed addresses the above in a
manner that is also compatible with the achievement of good urban design and vibrant
and active streetscapes”.
4.14.13 In response, the proposed revised layout now incorporates provision of ‘raised’
finished floor levels of blocks B1, B2 and C solely, and the previously proposed
basement perimeter wall is now omitted and ground levels in the open space areas
are being utilised as floodplain storage alongside the Lyreen River. The design as now
proposed is considered to result in good urban design yet also allowing for active
streetscapes along this part of the site with provision of an area alongside the Lyreen
River as open space and a cycleway/walkway which is designed specifically to enable
flood-water(s) to encroach onto the site, if required.
4.14.14 Further, in terms of specific ‘tests’, chapter 5, box 5.1 of the guidelines sets out that all
of the following criteria must be satisfied in order to meet the development management
justification tests. Table 4 overleaf sets out the response to each of the items as per
box 5.1 of the guidelines.
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Item

Response

1.0 The subject lands have been zoned or otherwise Subject lands are zoned; the principle of development
designated for the particular use or form of development is therefore plan led and the 1st justification test has
in an operative plan, which has been adopted or varied already been met
taking account of these Guidelines
2.0 The proposal has been subject to a FRA which
demonstrates:
2.1 The development proposed will not increase flood There are a number of aspects to consider when
risk elsewhere, and, if practicable will reduce overall assessing if the proposal will increase the flood risk
flood risk.
elsewhere. Of relevance to this project are:
-loss of flood storage (if applicable).
-increased run off from the proposal.
The FRA by RPS demonstrates there is no impact on
the flood plain outside the site.
-the runoff from the proposal will be managed via
attenuation to the pre-development runoff rate; and
thereby not increase discharge volumes unacceptably.
2.2 The development proposal includes measures to -The principle measure taken to minimise the flood risk
minimise flood risk to people, property, the economy and is to ensure all residential units and the basement car
the environment as far as reasonably possible.
park are located above the flood plain.
-Minimum floor levels of blocks will be at 52.58m OD,
which is 600mm above the predicted 1% AEP MRFS
flood level.
-The only area at risk of flooding is the open space
areas, which are permissible under the guidelines.
These areas are designed so that any flood water
drains away from the site as per the guidelines.
Therefore, the risk of flooding to people, property
and the environment is very low.
-The level of design & protection will ensure that
there will be no impact on the economy.
-For discharge, it is envisaged that storm discharges
will be attenuated to the predevelopment runoff rate.
The outfall will be fitted with a non‐return valve.
2.3 The development proposed includes measures to
ensure that residual risks to the area and/or
development can be managed to an acceptable level as
regards the adequacy of existing flood protection
measures or the design, implementation and funding of
any future flood risk management measures and
provisions for emergency services access.

-The access road to/within the site and car park are
above any flood level. This will ensure emergency
access at all times.
-The proposed ffl of the car park & all buildings are
above the 1% AEP, which ensures no flood risk.
-No specific risks have been identified that would
necessitate a flood evacuation plan for the site.

2.4 The development proposed addresses the above in
a manner that is also compatible with the achievement
of wider planning objectives in relation to development of
good urban design and vibrant active streetscapes.

-The basement car park has been reduced in scale,
and will not appear unsightly relative to public views,
accordingly no issues regarding the proposed design
adversely affecting streetscapes.

Table 4: Justification test summary as per box 5.1 of the Guidelines
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Figure 8 CGI to demonstrate how levels rise upwards into the site to enable any flood waters to
be provided for within the open space areas alongside the Lyreen River

4.14.15 In line with the guidelines we submit the detailed FRA demonstrates that the site is in
compliance with the core principles of the guidelines and has been subject to a
commensurate assessment of risk.
4.14.16 Further, we highlight for the board that a comparable issue arose within Maynooth under
appeal reference PL 09 247476 (application 16/328) wherein a part of the subject lands
under that respective application was prone to flood risk as it was within flood zones ‘A’
and ‘B’. In summary, the board correctly determined that given the town centre location,
zoning of the subject lands and mitigation measures proposed the development was
deemed acceptable and approved.
4.14.17 We submit this is the correct approach by the board and a similar rationale should
equally be applied to this strategically important site given the mitigation measures
incorporated into the design.
4.14.18 Overall it is submitted the attached layout is a specific design response to pre-planning
discussions held with the Planning Authority and represents key design amendments
from the previous application, which incorporated a basement wall alongside the
Lyreen River.
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4.15

Architectural Heritage Protection Guidelines

4.15.1 The requirements of the guidelines are noted to ensure the setting of the adjacent
protected structure is not adversely affected. In this regard, cognisance has been taken
of the context associated with the existing Church and the need to ensure it’s
context/setting is not adversely affected by the proposed development.
4.15.2 In terms of planning assessment, as previously submitted under SHD application
310775-18, we again consider it appropriate to highlight the ‘fall-back position’ which
the previous permission provided for on the subject lands. Of particular relevance is:
•
•
•

the design and height which permission 05/2420 established6 wherein the roadside
block was 3 storeys and the block adjacent to the rear of the Church was 4 storeys;
at time of assessment of permission 05/2420 St Mary’s Church was also a
protected structure in the County Development Plan (as then applicable) and the
Architectural Heritage Guidelines (2004) were also applicable at that time.
the separation distance(s) of the roadside block under 05/2420 is broadly
comparable to layout(s) as now proposed in terms of the front building line relative
to Mill Street.

4.15.3 We submit the previous permission is a material consideration to have regard to.
However, to address the previous refusal reason by the board under decision 30177518 regarding adverse effects on St Mary’s Church we submit:
•
•

block ‘A’ has been re-located 4.5 metres further away from the southern boundary
wall of the Church; this increased separation distance ensures no over-shadowing
effect from block ‘A’ onto south-facing windows of the Church.
block ‘B1’ adjacent to the rear of the Church has been reduced in height from 4
storeys to 3 storeys (facing the Church) and the separation distance increased
from 11 metres to over 18 metres from the rear building line of the Church.

4.15.4 We refer to architectural modelling and shadow projection drawings which demonstrate
the revised layout does not adversely affect the setting or diminish the level of light
reaching stained glass windows on the eastern or southern elevations of the Church.
4.15.5 In terms of specifics, the overall revisions to the design and layout are to ensure views
and setting of the church are not adversely affected. Specifically, in terms of revisions
to the design in terms of block B1 (at the rear of the Church) we highlight a more open
view of the sky is now presented surrounding the Church. We submit this is consistent
with the requirements of section 13.8 of the guidelines.
4.15.6 Also, for specific reference, we highlight the separation distance of the recently
constructed pastoral centre on the northern side of St Mary’s Church. We submit this
establishes a context wherein buildings in proximity to the Church are acceptable.

6

Permission 05/2420 expired 6th September 2016 as an extension of duration of the permission was issued by
the Planning Authority under 10/1295.
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Figure 9 Existing pastoral centre; permission 16485 refers; located on the opposite side of St
Mary’s Church

4.15.7

Further, given the urban setting, and a need to encourage sustainable brownfield
development within the site, we submit a balance has to be struck to enable
development of the site, yet allowing the adjacent church to maintain it’s immediate
setting.

4.15.8

Also in terms of assessment, whilst we note that each site is specific and requires
individual assessment relative to respective development plan policies and local
context(s), we nonetheless consider it appropriate to highlight 2no. broadly comparable
precedents where such urban churches (protected structures) has been the subject of
an adjacent development in recent years.

4.15.9 For due consideration, we firstly highlight the background to the comparable precedent
as overleaf at 13-18 City Quay, Dublin which was also assessed under the provisions
of the current guidelines.
4.15.10 In summary, we note the planning history pertaining to this development at 13-18 City
Quay was as follows:
•
•
•

Notification to grant issued by the Planning Authority (2407/15).
An Taisce submitted a third party appeal on the basis that the setting of the
Church was adversely affected and contrary to the provisions of the guidelines
which requires the setting of such buildings to be protected.
An Bord Pleanala considered the merits of the proposal and concluded that
immediate views of the Church from the road frontage were not adversely
affected and permission was granted on appeal under decision reference
245492.

4.15.11 A revised design was then subsequently granted as per figure 10 overleaf under
decision reference 3162/17. For ease of comparison, we refer to figure 10 at 13-18
City Quay Dublin and also figure 11 overleaf in respect of the proposed development
at Mill Street, Maynooth.
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Figure 10 Extract from plans under application 3162/17 on lands at 13-18 City Quay, Dublin 2;
currently under construction (Dublin City Council: source Henry J Lyons Architects)

Figure 11 CGI of proposed development viewed in the context of St Mary’s Church
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4.15.12 Furthermore, we also highlight the background to another comparable precedent as
shown below at Queen Street, Galway City.
4.15.13 In summary, the planning history pertaining to this development at Queen Street was
as follows:
•
•

•

Notification to grant issued by the Planning Authority (17/121; Galway City).
An Taisce, and others, submitted a third party appeal on the basis that the
setting of the adjacent Methodist Church (protected structure) was adversely
affected and contrary to the provisions of the guidelines which requires the
setting of such buildings to be protected.
An Bord Pleanala considered the merits of the proposal and concluded that the
proposal was acceptable under decision reference 300613-18.

Figure 12 Extract from plans under application 17121 on lands at Queen Street, Galway;
Granted on appeal under reference 300613-18 (source: Galway City Council)

4.5.14

Aside from the above precedents which demonstrate how contemporary developments
have been deemed acceptable by the board in proximity to protected structures
(Churches), we also consider it pertinent to raise a comparative precedent decision
within Maynooth ACA.

4.5.15

Specifically we highlight the planning history associated with file reference 16328 at
Buckley House, Parson Street in Maynooth Town Centre and ACA.

4.5.16

In summary, the planning history pertaining to this development was as follows:
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•

Refusal issued by the Planning Authority setting out, inter alia:
(i)

(ii)

(iii)

it is considered that the proposed development by reason of its design,
scale, massing, materials and siting in an Architectural Conservation
Area and proximity to adjoining Protected Structures and vernacular
buildings would represent an over-development of the site and would be
seriously injurious to the visual and residential amenities of the area and
of property in the vicinity
lack of car parking on the site and the likelihood of traffic congestion
arising, it has not been shown to the satisfaction of the planning authority
that the proposed development would not endanger public safety by
reason of traffic hazard or obstruction of road users.
it has not been demonstrated to the satisfaction of the planning authority
that the proposed development would not be at risk of flooding given the
site is located within flood zones A & B.

4.5.17 Of note however is the decision taken by the board which granted permission for the
proposal under decision reference PL 09.247476 wherein the board correctly identified
the benefit the proposal would bring to Maynooth Town Centre and granted permission.

Figure 13 Extract from plans under application on lands at Parson St & Leinster St, Maynooth;
Granted on appeal under reference PL.09.247476 (source: Kildare County Council)

4.15.18 In the context of the above comparative precedents we submit the correct planning
approach should therefore be that the revised design particulars attached herein are
acceptable given:
•
•
•

the site is not located within the ACA;
the ‘primacy’ of the Church is being maintained in terms of local views,
particularly from the road frontage, and
the reduced/staggered building heights in the immediate confines of the Church
which will ensure no loss of light to stained glass windows within the Church.
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4.16

Urban Development and Building Heights (2018)

4.16.1 The guidelines put in place a presumption in favour of high buildings at locations with
good public transport services, subject to design specifics. Paragraph 2.5 of the
guidelines states that it is government policy that:
“increased building height is a key factor in assisting modern place making and
improving the overall quality of our urban environments”.
4.16.2 In relation to redevelopment and enhancement of urban areas the guidelines state that:
“to meet the needs of a growing population without growing out urban areas outwards
requires more focus in planning policy and implementation in terms of reusing
previously developed ‘brownfield land’, building up urban infill sites (which may not
have been built on before) and either reusing or redeveloping existing sites and
buildings that may not be in the optimal usage or format taking into account
contemporary and future requirements”
4.16.3 The guidelines also place significant emphasis on promoting development within the
existing urban footprint utilising the existing sustainable mobility corridors and
networks. They state:
“In order to optimise the effectiveness of this investment in terms of improved and more
sustainable mobility choices and enhanced opportunities and choices in access to
housing, jobs, community and social infrastructure, development plans must actively
plan for and bring about increased density and height of development within the
footprint of our developing sustainable mobility corridors”.
4.16.4 In response we submit the proposed building heights ranging from three to six storeys
is an appropriate design response as envisaged under the guidelines as the site is
within walking distance of public transport nodes and is such a location envisaged for
sustainable consolidation and densification.
4.16.5 Also, the guidelines promote the application of a performance criteria driven approach
to individual development proposals. Section 3.1 sets out development management
principles in relation to the assessment of individual planning applications and states:
“It is Government policy that building heights must be generally increased in
appropriate urban locations. There is therefore a presumption in favour of buildings of
increased height in our town/city cores and in other urban locations with good public
transport accessibility”.
4.16.6 In terms of assessment of applications, the guidelines also set out under section three
that planning authorities must apply 3no. principles in consideration of proposals that
incorporate buildings taller than the prevailing building heights in an area.
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4.16.7

Also, in terms of how the proposed height(s) appear relative to the context we highlight
that on lands opposite the height(s) of the Manor Mills complex extends to between 18
and 23 metres above existing road/street level(s)7. For ease of reference we attach
here-under a sample section drawing of the Manor Mills development with relevant
ground level and ridge level highlighted.
79.98
ridge
level

57.55
ground
level

Figure 14 Cross section drawings of Manor Mills development opposite (source: extract from
planning file reference 01/2220 & appeal decision PL 09 130667)

4.16.8 We submit Manor Mills establishes context and a material planning consideration in
terms of the ‘prevailing height in the area’. In response the proposed development will
vary in height from three storeys to six storeys. Overall the height and massing of the
development has been given careful consideration and is considered appropriate
having regard to the site’s strategic location adjacent to high quality public transport
services whilst also respecting the setting of the adjacent protected structure and
adjacent residential properties.

7

Manor Mills development approved under appeal decision PL 09 130667
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4.16.9 Further, in the context of the above and also in terms of justification for the building
heights as proposed we set out below specific responses to the 3no. development
management principles set out under the guidelines.
4.16.10 Principle 1: Does the proposal positively assist in securing NPF objectives of focusing
development in key urban centres and in particular, fulfilling targets relating to
brownfield, infill development and in particular effectively supporting the National
Strategic Objective to deliver compact growth in our urban centres
4.16.11 Response: The site is a strategic infill site located in Maynooth Town Centre. Notably
it is the only undeveloped site in the Town Centre. The location is close to the
University and adjacent to public transport nodes.
4.16.12 Also, it is an under-utilised landbank and activating it for the delivery of 120no.
residential units and achieving effective density and urban consolidation is consistent
with the objective of the NPF; specifically objective 3a which seeks to deliver at least
40% of all new homes nationally within the built-up footprint of existing settlements.
4.16.13 Principle 2: Is the proposal in line with the requirements of the development plan in
force and which has taken account of the requirements set out in chapter 2 of these
guidelines?
4.16.14 Response: Both the Kildare County Development Plan (KCDP) and the Maynooth
Local Area Plan were adopted prior to the publication of the NPF and the Urban
Development & Building Height Guidelines.
4.16.15 Notwithstanding this, it is our professional opinion that the development as proposed is
appropriate having regard to existing building heights in Manor Mills opposite which
have a height of 23 metres in places.
4.16.16 Principle 3: Where the relevant development plan, local area plan or planning scheme
pre-dates these guidelines, can it be demonstrated that implementation of the preexisting policies and objectives of the relevant plan or planning scheme does not align
with and support the objectives of the National Planning Framework?
4.16.17 Response: Both the KCDP and the Maynooth LAP were adopted prior to the
publication of the NPF and the Urban Development & Building Height Guidelines.
4.16.18 Of note is the restriction set out in section 17.2.1 of the KCDP which provides the policy
in respect of building heights. It states “Tall buildings (defined as buildings that exceed
5 storeys or 15 metres) will only be considered at areas of strategic planning
importance identified in a local area plan”.
4.16.19 We submit this policy of the KCDP is not consistent with either the NPF or the Urban
Development & Building Height Guidelines. It is therefore a matter for the Planning
Authority to implement a variation to the KCDP to ensure it is aligned with the
aforementioned NPF and Urban Development & Building Height Guidelines.
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4.16.20 Further, in addition to our responses to the 3no. principles aforementioned to
demonstrate consistency with the guidelines we also set out below specific responses
to the development management criteria.
4.16.21 Criteria 1: The site is well served by public transport with high capacity, frequent
service and good links to other modes of public transport.
4.16.22 Response: The site is along a main bus corridor and within walking distance of
Maynooth train station which connects to Dublin city centre. Also, a bus stop is due to
be provided under part VIII works along the site frontage.
4.16.23 Criteria 2: Development proposals incorporating increased building height, including
proposals within architecturally sensitive areas, should successfully integrate into/
enhance the character and public realm of the area, having regard to topography, its
cultural context, setting of key landmarks, protection of key views. Such development
proposals shall undertake a landscape and visual assessment, by a suitably qualified
practitioner such as a chartered landscape architect.
4.16.24 Response: It has been detailed in the accompanying design statement how the
development will be assimilated into its surrounding context with building heights in the
area ranging from 2storey to 7storey buildings.
4.16.25 In this context the approach of staggered building heights has been employed to
respect St Marys Church and the highest block B2 is furthest away from St Mary’s
Church and at the least sensitive part of the site.
4.16.26 Also, block A has been designed to provide a balance between providing an
appropriate massing onto Mill Street, whilst also ensuring adequate separation
distance from St Mary’s Church to ensure no overshadowing occurs.
4.16.27 We also refer to the visual impact assessment in the accompanying design statement.
and the conclusion(s) reached in the accompanying report by John Cronin &
Associates. We submit the design response successfully integrates into the public
realm for this town centre site whilst also respecting setting of St Mary’s Church and
not adversely affecting Maynooth ACA.
4.16.28 Criteria 3: On larger urban redevelopment sites, proposed developments should
make a positive contribution to place-making, incorporating new streets and public
spaces, using massing and height to achieve the required densities but with sufficient
variety in scale and form to respond to the scale of adjoining developments and create
visual interest in the streetscape.
4.16.29 Response: The proposed scheme is presented in 4no. linear blocks which provides
visual relief through the centre of the site and provides a high quality central courtyard
and river walkway/cycleway, thereby creating significant public spaces for the future
patrons/residents to utilise.
4.16.30 As previously noted, the provision of the pedestrian and cycle link through the site,
which effectively will become a new pedestrian street, is a significant planning gain and
enhances connectivity and permeability within the surrounding area and will result in
creating new streets and public spaces as a natural extension to Mill Street.
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4.16.31 The proposal also incorporates an appropriate balance of scale, form and height to
result in a high architectural palette of materials which is kept simple and clear so as
to create order between the elements and to have a connection to its context and the
adjacent Mariavilla development as under construction.
4.16.32 The high quality architectural design of block A will be a focal point along Mill Street
and the remaining blocks will incorporate animation and variety at street level via the
building positions and curving footpath/cycleways. Appropriate finishes are proposed
to blocks B1, B2 and C to provide a design response to integrate with the adjacent
Mariavilla development as under construction.
4.16.33 Criteria 4: The proposal responds to its overall natural and built environment and
makes a positive contribution to the urban neighbourhood and streetscape
4.16.34 Response: The high quality design of the proposed development provides an
appropriate transition between Mill Street via the plaza proposed and commercial uses
in block A to provide an active frontage and focal point within the development.
4.16.35 A pedestrian/cycle hierarchy is then promoted throughout the scheme, with provision
of walkways/cycle ways along the Lyreen River and the internal courtyard not being
available for cars.
4.16.36 In terms of the natural environment, all buildings have been kept outside a 10 metre
buffer from the Lyreen River in accordance with the Maynooth LAP. Landscaping
works along the Lyreen River are also proposed as ‘soft’ landscaping walks with grass
predominantly to ensure existing river banks and features are left as natural as
practicable in this town centre location.
4.16.37 Criteria 5: The proposal is not monolithic and avoids long, uninterrupted walls of
building in the form of slab blocks with materials / building fabric well considered.
4.16.38 Response: As previously, the proposed scheme is presented in 4no. linear blocks
which provides visual relief through the centre of the site and concentrates on providing
a high quality central courtyard, thereby creating a hierarchy of spaces for the future
residents and patrons.
4.16.39 Also, well designed modern insertions have been made in the scheme such as upper
floors being recessed and finished in a different material palette; this will ensure a high
standard of architectural detail throughout.
4.16.40 Also, the orientation of the buildings ensures that the courtyard, buildings and overall
site layout enjoy sun and natural daylight throughout the day.
4.16.41 Criteria 6: The proposal enhances the urban design context for public spaces and
key thoroughfares and inland waterway/ marine frontage, thereby enabling additional
height in development form to be favourably considered in terms of enhancing a sense
of scale and enclosure while being in line with the requirements of “The Planning
System and Flood Risk Management – Guidelines for Planning Authorities” (2009).
4.16.42 Response: The provision of a walkway and cycleway within and surrounding the site
represents a key planning gain for the wider neighbourhood. The incorporation of this
high quality pathway in turn facilitates a natural connection between Mill Street and the
neighbouring Mariavilla development to the north-east.
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4.16.43 The positioning of buildings as proposed facilitates additional height fronting the Lyreen
corridor and the highest building forms are located at this location which is the
least sensitive position within the lands, also providing a sense of enclosure and
surveillance to the river walkway/cycle as proposed.
4.16.44 The central courtyard has been subject to a sensitive detailed design process and is
positioned at the heart of the scheme. The design concept behind the landscape layout
is to create a passive and ‘green’ environment alongside the Lyreen River for the
residents to enjoy.
4.16.45 Also, the flood risk assessment prepared by RPS also demonstrates that all building
floor levels are adequately positioned above any flood plain level, with only the
walkway and open space area being prone to any flood risk. The design rationale is
consistent with the flood risk management guidelines and the risk/consequences of
flooding have been mitigated across the development.
4.16.46 Criteria 7: The proposal makes a positive contribution to the improvement of legibility
through the site or wider urban area within which the development is situated and
integrates in a cohesive manner.
4.16.47 Again, the provision of a plaza onto Mill Street and the pedestrian and cycle link will
encourage connectivity and permeability through the site for the residents and the
wider public and will create a sense of place.
4.16.48 Criteria 8: The proposal positively contributes to the mix of uses and/ or building/
dwelling typologies available in the neighbourhood.
4.16.49 Response: A variety of uses proposed to include restaurant, creche, office spaces and
apartment types of various sizes.
4.16.50 Criteria 9: The form, massing and height of proposed developments should be
carefully modulated so as to maximise access to natural daylight, ventilation and views
and minimise overshadowing and loss of light.
4.16.51 Response: The site layout has been configured to maximise south-facing apartments
and ‘open-up’ the site facing towards the open space and Lyreen River.
4.16.52 The accompanying report by Chris Shackleton notes that the quality of internal daylight
received by all future occupants will exceed the requirements of the BRE Guidelines
and good levels of outdoor sunlight amenity is expected.
4.16.53 Also, the scheme has been appropriately set back from neighbouring properties which
ensures positive results in terms of daylight/sunlight/shadowing impacts on
neighbouring lands. In the tiny number of cases (3no. cases) of the adjacent block E
within Cairn Homes where it has not been possible to demonstrate full compliance with
guideline targets in relation to skylight levels, the significance of the resulting impacts
is determined to be slight in these cases.
4.16.54 Further, the inclusion of large open plan floorplans, full height glazing and large private
balconies will ensure high quality residential amenity is provided for the future tenants.
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4.16.55 Criteria 10: Appropriate and reasonable regard should be taken of quantitative
performance approaches to daylight provision outlined in guides like the Building
Research Establishment’s ‘Site Layout Planning for Daylight and Sunlight’ (2nd
edition) or BS 8206-2: 2008 – ‘Lighting for Buildings – Part 2: Code of Practice for
Daylighting’.
4.16.56 Response: We refer to the accompanying report prepared by Chris Shackelton
consulting. The analysis assessed both how the development provides for satisfactory
daylight for residents and the impact of the proposed development on the surrounding
properties. Specific regard was given to the proposed development on lands adjoining
the north-eastern boundary (ie Cairn Homes) to ensure any impact(s) were to an
acceptable level for this town centre location. In summary, the development is
consistent with relevant quantitative standards.
4.16.57 Criteria 11: Where a proposal may not be able to fully meet all the requirements of
the daylight provisions above, this must be clearly identified and a rationale for any
alternative, compensatory design solutions must be set out, in respect of which the
planning authority or An Bord Pleanála should apply their discretion, having regard to
local factors including specific site constraints and the balancing of that assessment
against the desirability of achieving wider planning objectives. Such objectives might
include securing comprehensive urban regeneration and or an effective urban design
and streetscape solution.
4.16.58 Response: As detailed in the daylight assessment, the proposed development is
substantially in line with the recommendations of the BRE guide. The assessment
notes that no significant impacts on daylight levels are anticipated for any third party
properties in the vicinity.
4.16.61 To conclude, in response to the policy tests set out under the Urban Development and
Building Height Guidelines, we submit on the basis of the above that the proposal is a
well-considered design within an urban infill site, that is cognisant of surrounding land
uses and context, that maximises the site’s natural attributes and which ensures a highlevel of environmental protection.
4.16.62 The suite of supporting reports demonstrates that the proposed development
incorporating heights of between 3 storeys to 6 storeys at the rear of the site will not
give rise to significant adverse visual effects and if permitted would represent a highquality, sustainable infill development that would:
•
•
•
•
•

achieve densification
respect the history/context of the site;
enhance the site;
promote a modal shift; and,
protect and enhance the surrounding land uses and environment.

4.16.63 In accordance with SPPR3 of the Guidelines we submit it is appropriate for the Planning
Authority and the board to deem the proposed heights as acceptable for this town
centre location.
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4.17

Retail Planning Guidelines (2012)

4.17.1

The subject site is located within Maynooth Town Centre under the A1 zoning objective
and thus is an appropriate location for further commercial floorspace. Given the
restricted commercial floor space proposed, we do not consider any further elaboration
is required.

4.18

Appropriate Assessment of plans and projects; Guidelines for Planning
Authorities

4.18.1

A Natura Impact Statement, prepared by Doherty Environmental, is attached with the
application. In summary the report establishes that:
“Based upon the assessment outlined above and the implementation of all
environmental safeguards and mitigation measures, it is concluded that the project will
not have the potential, either alone or in combination with other plans or projects, to
adversely affect the integrity and conservation status of the River Rye Water/Carton
SAC or any other European Sites occurring in the wider area surrounding the project
site”.

4.18.2

In light of the comprehensive Natura Impact Statement by Doherty Environmental we
submit the proposed development will not adversely affect the integrity of any
designated Natura 2000 sites.

4.19

Environmental matters

4.19.1

For clarity regarding likely impacts of works on the recipient environment a project
construction management plan has also been prepared to accompany this application.
Compliance with the mitigation and best practice procedures set out therein will ensure
potential nuisances from the construction of the facility are avoided and minimised.

4.19.2

In addition, an Environmental Impact Assessment screening statement has been
prepared to accompany this planning application. In summary, the environmental
report ruled out the requirement for an EIAR in respect of the proposed development.
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5

STATEMENT OF CONSISTENCY
KILDARE COUNTY DEVELOPMENT PLAN 2017-2023

5.1

Overview

5.1.1 At a county level, the Kildare County Development Plan (KCDP) is applicable (20172023); zoning provisions in the as-published KCDP accord with the Maynooth Local
Area Plan (MLAP 2013-2019).
5.1.2

The site is zoned ‘A1 Town Centre’ under the MLAP.

The zoning objective is:

“To provide for the development and improvement of appropriate town centre uses
including retail, commercial, office, residential, amenity and civic use.
5.1.3

The purpose of this zone is to protect and enhance the special character of Maynooth
town centre and to provide for and improve retailing, residential, commercial, office,
cultural and other uses appropriate to the centre of a developing town.

Subject site

Figure 15 Extract of Maynooth Local Area Plan 2013 – 2019

5.1.4

We submit the principle of the proposed scheme (apartments, office spaces, restaurant
and crèche) accords with the zoning of the lands.

5.1.5

We also highlight the principle of the scheme is consistent with section 2.4 of the 2018
apartment guidelines, wherein accessible and central sites are stated as suitable for
schemes comprising wholly of apartments.
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5.2

Core strategy

5.2.1

Maynooth is identified as a Large Growth Town II in the core strategy. These towns
are designated to act as important self-sustaining regional economic drivers,
accommodating significant new investment in transport, housing, economic and
commercial activity, while capitalising on international connectivity and high quality
connections to Dublin City Centre.

5.2.2

The settlement strategy seeks to ‘direct growth into the Large Growth Towns, followed
by Moderate Sustainable Growth Towns and Small Towns, whilst also recognising the
settlement requirements of rural communities’ (Policy SS2). More specifically,
objective SO 1 seeks to ‘support the sustainable long-term growth of the metropolitan
towns of Newbridge, Leixlip and Maynooth and zone additional lands, where
appropriate, to meet the requirements of the core strategy and settlement hierarchy of
this plan’. On this basis the housing unit allocation for Maynooth provides for 3542no.
additional units over the period 2017-2023.

Figure 16 Extract from table 3.3 Kildare County Development Plan 2017-2023

5.2.3

In response we submit the proposal is therefore consistent with the core strategy and
housing allocation as set out in the Kildare County Development Plan 2017-2023.

5.2.4

Excluding housing targets for parts of the town in Meath County, the KCDP aims to
grow the number of residential dwelling units from an estimated 5,046 no. in 2016 to
8,588 no. in 2023, which equates to a substantial growth of 70% in residential dwelling
units over this seven year period.

5.2.5

The core strategy further sets out that due to insufficient zoned land being in place
there is a capacity deficit in Maynooth for delivering the targeted number of residential
units. This position is evident by the variation in the LAP adopted November 2018
which sets out the housing units now required is consistent with the KCDP. Table 4 of
the LAP is reproduced below as figure 17 below.

Figure 17 Extract from Maynooth LAP
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Figure 18 Extract from table 3.4 KCDP 2017-2023; housing projections and allocations

5.2.5

In summary, the core strategy sets out there is a projected capacity deficit by 2023
which equates to 1,157no. dwelling units out of a targeted 3,542no. units. This is a
shortfall of almost one third of the targeted units, which undermines the potential for
balanced economic and residential development in Maynooth in line with the CDP core
strategy. We submit this further demonstrates the acute need of additional housing
units in Maynooth and the strategic importance of this site.

5.3

Residential development management standards

5.3.1

Section seventeen of the KCDP sets outs the standards for apartments and residential
developments.

5.3.2

We do note however that the Design Standards for New Apartments (2018) have not
been incorporated into the KCDP standards to date. In summary, design specifics of
all apartments will require the guideline standards to be complied with regarding floor
areas, dual aspect and amenity spaces.

5.4

Communal Open Space

5.4.1

We note section 17.4.7 of the KCDP sets out the standards for open space and states
15% for green field sites, 20% for institutional sites and ‘other cases’ a rate of 10% of
the site area to be provided.

5.4.2 In response, the proposed development will provide for 20% of site area for communal
open space, which meets both the 10% provision as set out for such brownfield lands
under the Sustainable Urban Housing Guidelines and also exceeds the standards
required under the Sustainable Urban Housing: Design Standards for Apartments.
(2018).
Apartment
type

Number

Communal area required
(as per Guidelines)

One bed
Two bed (4
person)

43

43x 5sqm= 215 sqm

70

70x7sq.m= 490sq.m

Three bed

7

7x9sq.m=63sq.m

Totals

120no.

768sq.m

Communal areas provided
(i)

Central open space:
1235.49sq.m

(ii) Lyreen River walkway/cycleway:
890.82sq.m

2126.31sq.m (20% of site area)

Table 5 Overview of communal/open space provision

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth

48 | P a g e

5.5

Density

5.5.1 There is no specific guidance in terms of density for town centre and brownfield sites
(see below). The density is referenced as ‘site specific’ and subject to design principles.

Figure 19 Extract from KCDP 2017-2023: indicative density levels

5.5.2 In response we submit the proposed development provides for a density of 114 units
per hectare is in accordance with national and regional policies which promotes
increased densities for town centre sites within walking distance of public transport
facilities.
5.6

Car Parking

5.6.1 Again we highlight the KCDP was adopted prior to the 2018 guidelines for apartments.
Associated with the recognised need to encourage use of public transport, the
guidelines also incorporate a key policy change under section 4.19 wherein it states:
“In larger scale and higher density development, comprising wholly of apartments in
more central locations that are well served by public transport, the default policy is for
car parking provision to be minimised, substantially reduced or wholly eliminated in
certain circumstances. The policies above would be particularly applicable in highly
accessible areas such as in or adjoining city cores or at a confluence of public transport
systems”.
5.6.2 Also of note is under the board’s decision to refuse planning permission for the previous
application on the subject lands the following reason relating to proposed car parking
provision was cited:
“The proposed amount of car parking is considered to be excessive and has not been
significantly reduced to reflect the town centre location of the site in accordance with
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the advice given at section 4.19 of the Sustainable Urban Housing: Design Standards
for New Apartments Guidelines for Planning Authorities, issued by the Department of
Housing, Planning and Local Government in March 2018.“
5.6.3 In response to the above reason for refusal relating to car parking the proposal has
been designed to take account of car parking and traffic matters raised by both the
board and the Planning Authority during pre-planning meetings.
5.6.4 In terms of development specifics, we highlight the bulk of the proposed development
consist of apartments. The proposed development is not intended as a Buy-to-Rent
scheme and the proposed apartments will be mainly occupied by professionals and
families. Accordingly it is considered appropriate that some reduction in apartment car
parking provision is desirable, but the non-residential elements of the development
should also have adequate car parking provision.
5.6.6 We also submit that while town centre locations require less car parking than traditional
housing estates; it is therefore good planning that car parking is also provided in such
locations to make town centres an attractive location for families and for those ‘downsizing’.
5.6.5 In this context we respectfully submit that on the basis of the previous decision and preplanning discussions that the board is of the balanced view that some reduction in car
parking is appropriate for this town centre location. Therefore, as set out in the attached
TTA by ILTP the development incorporates the following residential car parking
provision and allocation:
•
•

zero car parking spaces be allocated to the 1-bed apartments.
a reduction in apartment standards from the KCDP requirement of 1.5:1 parking
space to apartment ratio, and instead a 0.5:1 ratio for 2-bed apartments and 1:1
for 3-bed apartments.

5.6.6 In terms of commercial uses proposed and parking requirements, we note both the
Planning Authority and board under the previous decision also set out the need to
encourage sustainable modes of travel for these uses. On this basis the full parking
standards of the KCDP for commercial uses have not been provided.
5.6.7 Specifically, given that the crèche is proposed to mainly facilitate residents of the
proposed development many will be dropped off at the crèche on foot. It is also
projected that no more than 8no. staff members will work in the creche at any one time.
On this basis 6no. spaces are considered adequate for the creche.
5.6.8 Also, in terms of the parking strategy, the staff and drop off spaces for the crèche are
proposed to be located within the underground car park. These car parking spaces are
conveniently located to the lifts to allow parents and children to directly access the
crèche via the lifts.
5.6.9 In terms of the restaurant, a total of 12no. car parking spaces are proposed for the
restaurant, which equates to approximately 1 no. space per 20 sq. m gross floor area.
5.6.10 A total of 3 no. car parking spaces are proposed for the office units, which equates to
approximately 1 no. space per 30 sq. m gross floor area.
5.6.11 Also, the proposed development also includes provision for electric car charge points
at all car parking spaces to enable those residents who own electric cars to charge
them overnight.
5.6.12 In accordance with section 17.7.5 of the KCDP, disabled parking spaces have been
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provided for non-residential parking spaces to meet the required standard of 5%; this
equates to 2no. disabled parking spaces (minimum) at basement level to serve the
crèche and restaurant.
5.6.13 It is considered that given the location of the proposed development and the specified
uses within the development this is appropriate car parking provision and is consistent
with the KCDP car parking standards and recent Government guidelines.
5.6.14 Overall car parking spaces are therefore 74spaces, which is a significant reduction from
the 190 spaces previously proposed under application 301775-18.
Land use/Unit
type

Area/No. of
units

KCC maximum car
parking rate

No. of car parking
spaces proposed

1 bed apartments

43no.

77 (1.5 spaces per unit & 1
space per 4 units for visitors)

0 (0 per unit)

2 bed apartments

70no.

123 (1.5 spaces per unit & 1
per 4 units for visitors)

35 (0.5 spaces per unit)

3 bed apartments

7no.

12 (1.5 spaces per unit & 1 per
4 units for visitors)

7 (1 space per unit)

Residential total
allocation

120no.

212

42

Office

94.05sqm

4

3

Creche

205.55sqm
GFA

13

6

Non-residential total allocation

42

21

Café/Restaurant
Car share
provision (Go car)

246.26sq.m

25

12

Visitor spaces

N/A

Car share
provision

N/A

10
N/A

1 (dedicated)

Total managed shared spaces

25

23

Overall total

254

74 (KCDP V proposed
provision= 1:0.31)

Table 6 Proposed car parking provision
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5.7

Shared Parking and Car Club/Go Car

5.7.1 A total of 23no. shared spaces are to be provided, with 10no. visitor car parking spaces
within this total. These can be used for creche drop-off, visitors to apartments, or to
meet peak commercial demands. In this regard we highlight it should be noted that the
occasional parking demands for the varying land uses within the development would
typically occur at different times of the day, and on different days of the week. The
provision of shared spaces in mixed use town centre locations is an efficient way of
providing for these occasional parking demands.
5.7.2 In addition, a Car Club or ‘Go Car’ type facility will be included in the development in
order to reduce the need for car ownership whilst making cars available for residents
to meet periodic car needs. The Go-Car spaces will enable sustainable car sharing and
will be available for both residents and members of the public.
5.7.3 Further detailed rationale for reduced car parking standards is set out within the TTA
by ILTP consulting which accompanies the application.

5.8

Bicycle storage

5.8.1

In respect of bicycle storage it is proposed to provide for 278 bicycle storage spaces;
this incorporates an uplift to future-proof the development.

5.8.2

In accordance with the 2018 Apartment Guidelines it is proposed that cycle parking be
allocated on a per-bed basis. Therefore, for the 43 no. 1-bed units, 70 no. 2-bed units
and 7no. 3-bed units a total of 204 no. secure cycle parking spaces are proposed.

5.8.3

A further 51 no. dedicated visitor cycle parking spaces are proposed for the apartments,
which is approximately 2 no. spaces per 5 no. units. Provision of storage spaces will
be both at surface level and basement level to encourage usage and accessibility.

5.8.4

An additional 7 no. cycle parking spaces for the crèche, 12 no. spaces for the restaurant
and 4 no. spaces for the offices are proposed. Non-residential cycle parking will be
dispersed appropriately throughout the proposed development.

5.8.5

Overall we submit the bicycle storage provision complies with relevant policies to
encourage sustainable modes of travel.
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Land use/Unit
type

Area/No. of
units

KCC
No. of cycle spaces
minimum
proposed per unit
cycle parking
rate

1 bed apartments

43no.

66 (1 long term
space per unit &
1 visitor space
per 2 units)

43 (1 space per bed)

11 (1 space per 4
beds)

2 bed apartments

70no.

105 (1 long
term space per
unit & 1 visitor
space per 2
units)

140 (1 space per bed)

35 (1 space per 4
beds)

3 bed apartments

7no.

12 (1 long term
space per unit &
1 visitor space
per 2 units)

21 (1 space per bed)

5 (1 space per 4
beds)

Residential total

120no.

182

204

51

Combined residential

182

No. of visitor
cycle spaces
proposed

255

Office

94.05sqm

2 (1 space per
50sq.m)

4

N/A

Creche

205.55sqm
GFA

5 (1 space per
5 staff plus 1
per 10
children)

7

N/A

Café/restaurant

246.26sq.m
GFA

25

12

Non-residential total

15

23

Combined non-residential

15

23

Overall total

197

278 (KCDP V Proposed Provision=
1:1.42

N/A

Table 7 Proposed cycle storage provision
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5.9

Access

5.9.1

Access is proposed via Mill Street and the entrance design as proposed is on the basis
of detailed discussions with the Planning Authority regarding entrance radii, footpath
and cycle connections.

5.9.2

Also, specifically as noted from pre-planning discussions part VIII works are proposed
for this section of Mill Street which includes provision of a bus stop along the site
frontage.

5.9.3

In response, and to ensure the proposed access will enable any such future part VIII
works to Mill Street the application also shows how a bus stop can be accommodated
into the site layout as per option 2 below.

Fig.20 Option 1 Proposed entrance detail

Fig.21 Option 2 Entrance detail with any future part VIII
bus stop incorporated into the site area

5.9.4

We submit the entrance design as proposed under ‘option 1’ is designed specifically to
take account of any future part VIII works along Mill Street which includes for a bus
stop along the site frontage. On this basis the entrance detail is appropriate, and any
subsequent part VIII works by the Planning Authority can be carried out as detailed
under ‘option 2’ above.

5.9.5

Finally, should the Planning Authority or An Bord Pleanala deem it appropriate for a
condition to be attached to a permission requiring that option 2 be implemented as part
of the project development works this would also be acceptable on planning grounds
to the applicant.

5.9.6

For further reference and details regarding entrance details we refer to the attached
report by ILTP consulting and accompanying project drawings.
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5.10

Height

5.10.1 Of note is the policy precedence set out in the 2018 apartment design guidelines
wherein under section 2.23 it states “General blanket restrictions on building height or
building separation distance that may be specified in development plans should be
replaced by performance criteria, appropriate to location”.
5.10.2 Also, as previously set out in section 4.16 of this statement we also highlight the
guidelines ‘Urban Development and Building Heights’ which set out the approach for
building heights in urban areas, and specifically the need for increased building heights.
5.10.3 In respect of the county development plan, section 17.2.1 provides the policy in respect
of building heights. It states:
“the appropriate maximum or minimum height of any building will be determined by:
-the prevailing height in the area;
-the proximity of existing housing;
-the formation of a cohesive streetscape.
Tall buildings (defined as buildings that exceed 5 storeys or 15 metres) will only be
considered at areas of strategic planning importance identified in a local area plan”.
5.10.4 In this regard, in terms of how the proposed height(s) appear relative to the context we
highlight that on lands opposite the height(s) of the Manor Mills complex extends to
between 18 and 23 metres above existing road levels.
5.10.5 In respect of the subject lands, the proposed development will vary in height from three
storeys to six storeys. Specifically, the height and massing of the development has
been given careful consideration and is considered appropriate having regard to the
site’s strategic location adjacent to high quality public transport services whilst also
respecting the setting of the adjacent protected structure and adjacent residential
properties.
5.10.6 In this context we submit the proposed building heights represent a balance between
protecting the setting of St Mary’s Church adjacent and also ensuring the setting of
Maynooth ACA is not affected. In terms of specifics we highlight:
Block Previous
application
(Parapet
Height)
A
10.700m

B

C

Block B
15.49m
(excluding
basement)
13.100 m
(excluding
lift overrun)

Proposed
application
Parapet
Height)
13.125m

Change to Building
Height

Previous F.F.L. Proposed
F.F.L.

Change to
F.F.L.

2.425

55.680 & 55.230 55.000

680mm &
230mm
decrease

Revised to
B1&B2

Revised to B1&B2
B1 = 0.090m &
3.040m lower
B2 = 3560m higher

56.180

52.580

3600mm
decrease

56.180

52.580

2955m lower

56.180

52.715

B1 = 15.4m &
12.45
B2 = 19.05m
16.055m

3600mm
decrease
3465mm
decrease

Table 8 Overview of building heights proposed relative to previous application
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5.10.7

Further, in accordance with section 17.2.1 of the development plan we submit the
building heights proposed are appropriate in terms of creating an attractive streetscape
and building mass, albeit lower, than the streetscape as located opposite within Manor
Mills.

5.10.8

Particular regard has also been given to the existing apartment building located
abutting the south-western boundary. Block ‘C’ as proposed ensures the height of the
proposed blocks do not impinge on the residential amenity obtained within the adjacent
Mill Race Manor apartments.

5.10.9

Also, the height of block ‘A’ abutting St Mary’s Church has been restricted to 4no.
storeys, so as to ensure the street frontage aspect does not appear overbearing relative
to the Church. This consideration of the Church setting extends to include the western
portion of block ‘B1’, in that storey heights in proximity to the Church are restricted to
3no. storeys in block B1 to the rear of the Church. In this regard we highlight
cognisance has been given to the previously approved 4storey apartment blocks at this
portion of the site under permissions 04/767 & 05/2420.

5.10.10 Overall given the site context, the policy precedence provided by both the Design
Standards for New Apartments (2018) and the Urban Development and Building
Heights (2018) we submit the proposed design and height(s) are consistent with the
development management standards for this strategically important town centre site.

5.11

Design

5.11.1

We note concerns set out in the decision by the board under application 301775 in
respect of the overall scale and massing adversely affecting the setting of St Mary’s
Church and general amenity of the Lyreen River.

5.11.2

In response, the overall heights of block’s B1, B2 & C have been significantly reduced,
via omission of a significant portion of the previously proposed basement car park. This
lowered finished floor level within the courtyard takes into account the concerns set out
by the board under the previous application and will also provide for reduced building
mass in relation to both the Lyreen River and also relative to St Mary’s Church.

5.11.3

In respect of the design and form of buildings proposed, notwithstanding the final
refusal reason(s) by the board, we note the inspector considered that the contemporary
design as proposed was acceptable. We highlight from paragraph 10.6.1 wherein he
states:
“a design using contemporary or modern styles would not necessarily be inappropriate
for this site given it’s situation on the other side of the river from the historic core of the
town within the ACA and the diversity of building types on the neighbouring sites”.

5.11.4

We also highlight from paragraph 10.6.2 of the inspector’s report wherein he further
states:
“The proposed frontage onto Mill Street would observe a building line established by
the front of the Church and would augment the public realm by providing an accessible
landscaped space along the street backed with active frontage at the café/restaurant.
The scale, form and design of the proposed block A would be suitable to it’s context
along this street. This element of the proposed development would therefore be
acceptable”.
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5.11.5

Further, in respect of impacts on St Mary’s Church, we highlight from paragraph 10.9.1
of the inspector’s report wherein he states:
“It is therefore concluded that the form, scale and layout of the form proposed would
not unduly interfere with the setting of St Mary’s Church in a manner that unduly
detracted from it’s architectural, social, historical or social interest, or that injured the
built heritage of the area or departed from the advice at section 5.1 of the architectural
heritage guidelines. This conclusion differs from that of the planning authority on the
question”.

5.11.6

On this basis, and given pre-planning discussions since the previous decision, block A
has been maintained as previously proposed, albeit with an increased separation
distance from the church boundary wall to ensure no overshadowing onto church
windows. Also, in the context of the Urban Development and Building Height
Guidelines as published since the previous decision an additional storey has been
added to block A (ie 4no. storeys proposed rather than 3no. storeys previously).

5.11.7

In terms of impacts emanating from both blocks A & B1 on the daylight which enters
the stained glass windows of St Mary’s Church the revised layout has ensured
adequate separation distances to ensure no shadow or loss of daylight issues arise via
stained glass windows to both the eastern and southern facades of the church. We
refer to the attached report prepared by Chris Shackleton consulting.

5.11.8

Overall, notwithstanding the increased height of block A, in the context of the guidelines
which state a presumption in favour of increased building heights, we submit the
revised design addresses the reason for refusal by the board in terms of bulk and
massing as previously under application reference 301775-18.

5.12
5.12.1

Site Coverage and Plot Ratio
Section 17.2.2 provides the policy in respect of site coverage and stipulates not more
than 50% for residential. As submitted, site coverage of 24% is proposed.

5.12.2 In respect of plot ratio, the development plan stipulates between 1.0 - 2.0 in town centre
locations. As submitted, a plot ratio of 1.2 is proposed.
5.12.3 We submit both site coverage and plot ratio are consistent with the KCDP requirements.

5.13

Overlooking and overshadowing

5.13.1

Sections 17.2.4 and 17.2.5 provide the policy in respect of ensuring developments do
not result in overlooking or overshadowing of existing development(s) or third party
lands.

5.13.2

Of note is the policy requirement(s) which states “In general a minimum distance of 22
metres between opposing ground-floor level windows is required for habitable rooms”
and the policy further states “A separation distance of 35 metres will normally be
required in the case of overlooking living room windows and balconies at upper floors”.

5.13.3

In response we submit this generic requirement is more appropriate to a suburban
housing development than a town-centre apartment development where a consolidated
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urban fabric should be encouraged through the planning process. We submit reliance
should instead be placed on qualitative design specifics.
5.13.4 In terms of the proposed site layout we submit all blocks as proposed do not result in
any overlooking of any third party residential units given the respective orientation(s),
buildings converging at angles and separation distance(s) from any opposing third party
habitable residential living space(s);
5.13.5

We also highlight the inspector considered this matter under the previous application
and was satisfied that the arrangement of buildings on-site would not result in any
overlooking or overshadowing of any third party buildings or lands.

5.13.6

Specifically regarding the Mill Race Manor apartments section 10.8.1 of the inspector’s
report refers and states:
“the proposed 4-storey block C would be considerably higher than the 2storey-part of
the apartment scheme beside it at Millrace Manor, particularly as the ground floor level
of the proposed apartments would be c3m higher than that of the existing ones.
It is not considered, therefore, that the proposed development would unduly overlook,
overshadow or overbear those apartments in a manner that seriously injured their
residential amenity”.

5.13.7

In this regard specific attention has been paid to block C to ensure overall heights and
separation distances are consistent with what was previously deemed acceptable by
the inspector in terms of impacts on the adjacent Millrace Manor apartments. Further,
with block C now having a finished floor level of approximately 3 metres lower than
previously proposed (as there is no longer a basement car-park underneath) it is
submitted the visual and physical relationship between block C and Millrace Manor is
therefore ‘betterment’ in design terms and therefore acceptable.

5.13.8

In respect of the adjacent ‘block E’ within the Mariavilla development on lands to the
north-east section 10.8.2 of the inspector’s report addresses the relationship between
this extant permission (Mariavilla) and the proposed development site. Specifically:
“With regard to the student accommodation in block E of the development authorised
on the adjoining site to the north-east under ABP 301230-18, it is noted that the board’s
decision required that block to be relocated 12m in a direction that would move it further
from the proposed block B in this scheme”.
“In this circumstance it is not considered that the proposed development would
seriously injure the amenities available to the occupants of the authorised development
on the adjoining site”.

5.13.9

Again, due regard has been given to the design and layout of block B2 as proposed.
As can be noted from the site layout and design specifics, the ridge height is consistent
with the previous application details, albeit with an additional floor (6 storeys) now being
compensated for via omission of a basement and resulting in a lower finished floor level
of 3.6 metres than the previous application under 301775-18.

5.13.10 Also, the position of block B2 as proposed is now located further away from block E
within Cairn Homes as was proposed under the previous SHD application. We refer to
figures 22 and 23 overleaf to demonstrate these changes which represent an increased
separation distance.
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Figure 22 Previous indicative site layout denoting separation distance between block B and the
neighbouring Cairn Homes block E (with revised position of block E within Cairn Homes indicated).

Figure 23 Proposed site layout with Cairn Homes block E indicated
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5.13.11 Also, in respect of concerns set out by the board under 301775-18 regarding St Mary’s
Church we submit the revised site layout with increased separation distances ensures
no shadow impacts or loss of light affects the windows on St Mary’s Church.
5.13.12 To demonstrate the above we refer to the accompanying ‘Daylight, Sunlight and
Shadow Analysis’ prepared by Chris Shackleton Consulting. This report was carried
out to determine how the proposal performs for future residents, how it relates to
adjoining lands and particularly the impacts on ‘Block E’ within Mariavilla, the Millrace
Manor Apartments and St Mary’s Church. In summary, this analysis demonstrates:
•

The design as proposed for future occupants will ensure relevant standards set
out in the BRE guidelines are met, both internally in terms of ADF and externally
in terms of private amenity spaces.

•

The design provides excellent access to skylight for future residents. The
overall average ADF for living rooms at 3.4% and bedrooms at 2.9% is well in
excess of the requirements 1.5% and 1% respectively.

•

Sunlight/Shadow to the shared amenity space (open space) achieves an
excellent 94%, well in excess of the required 50%.

•

Even with the proposed development in place the rooms in the adjacent ‘block
E’ as proposed by Cairn Homes would still generally pass the requirements of
the BRE guidelines.

•

Average daylight factors for the tested rooms within Cairn Homes ‘block E' at
lower ground floor (LGF) and above generally exceed the requirements;
specifically only the lower ground floor window no. 107 & 110 are only
marginally below the target value of 0.8. All remaining rooms pass and are
well in excess of the BRE requirements.

•

All windows to the eastern and southern facades within the Church pass the
Vertical Sky Component (VSC) as set by the BRE standard; the development
does not affect the Church in these BRE tests.

•

The site layout as proposed and the adjacent Cairn Homes and Mill Race
Manor Apartments all comply with the BRE guideline standards in terms of no
areas were required for shadow test(s) given the adequate separation
distances.

5.13.13 We therefore submit the separation distances and the overall scheme design as
proposed adheres to relevant standards set out in ‘Recommendations of Site Layout
Planning for Daylight and Sunlight: A Guide to Good Practice (BRE 2011)’ and ‘BS
8206 Lighting for Buildings, Part 2: Code of Practice for Daylighting and other updated
relevant documents'.
5.13.14 Also of relevance in this regard in terms of planning assessment, we highlight the
following:
•

the site is in an urban context; a balance has to be struck in planning terms
between compact urban forms and separation distances; increasing separation
distances does not result in compact urban forms or a sustainable use of zoned
lands.
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•

the established precedent as set in the locality by the Manor Mills complex has
opposing 5 storey apartment blocks located less than 10 metres apart in places;
(approved under appeal decision PL 09 130667); this sets a context as to how
a ‘reciprocal impact’ in terms of four and five storey buildings should be
facilitated in such an urban context.

•

the orientation of proposed block B2 relative to block E as proposed by Cairn
Homes means both buildings (as proposed) converge at angles; this orientation
means the potential for overlooking is removed.

5.13.15 Further, we note sections 6.5-6.7 of the ‘Design Standards for New Apartments’ (2018)
specifically discuss these matters regarding daylight. We note the guidelines state “In
assessing development proposals, planning authorities must however weigh up the
overall quality of the design and layout of the scheme and the measures proposed to
maximise daylight provision with the location of the site and the need to ensure an
appropriate scale of residential development”.
5.13.16 We also consider it appropriate to highlight that the relevant BRE guidelines state in
section 1.6 that:
“The advice given here is not mandatory and the guide should not be seen as an
instrument of planning policy; it’s aim is to help rather than constrain the designer.
Although it gives numerical guidelines, these should be interpreted flexibly since natural
lighting is only one of many factors in site layout design”.
5.13.17 In the context of both section 6.5-6.7 of the Apartment Guidelines and section 1.6 of
the BRE guidelines we submit the proposal will provide for a high quality residential
development and achieve high standards of daylight/amenity for residents and not
adversely impact on third party properties adjacent.
5.13.18 Finally, in terms of precedents we highlight similar issues arose under comparable SHD
applications as below. Specifically under SHD reference 300520-17 we highlight
buildings ‘1’ & ‘2’ (4 storeys) were located 9.5 metres apart and less than 15 metres
from third party buildings.

Figure 24 Extract from SHD 300520-17: Separation distance of 9.6 metres between blocks
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Figure 25 Extract Cabra SHD 300492: Separation distance of 11.4 metres between blocks

5.13.19 Also, as above under SHD reference 300492-18 buildings were located 11.4 metres
apart.
5.13.20 In summary, the correct assessment was carried out by the board in both instances
given the urban location and need to encourage urban consolidation and permission
has been granted.
5.13.21 We submit these are broadly comparable precedents to the submitted application and
the provisions of sections 2.23 and 2.24 of the 2018 Apartment Guidelines are
highlighted wherein it states:
“The National Planning Framework signals a move away from rigidly applied blanket
planning standards in relation to building design, in favour of performance based
standards to ensure well-designed high quality outcomes. In particular, general blanket
restrictions on building height or building separation distance that may be specified in
development plans, should be replaced by performance criteria”.
While it would not be appropriate for these Guidelines to indicate performance criteria
for building height or building separation distance relative to location, it is recognised
that there is a need for greater flexibility in order to achieve significantly increased
apartment development in Ireland’s cities”
5.13.22 In summary we submit the proposal does not result in any overlooking or
overshadowing issues and represents an appropriate scale and design quality for
residential development.
5.13.23 We conclude by stating as per the accompanying study by C Shackleton:
“The application generally complies with the recommendations and guidelines of site
layout planning for Daylight and Sunlight: A Guide to Good Practice (BRE 2011) and
BS 8206 Lighting for Buildings, Part 2: Code of Practice for Daylighting and other
updated relevant documents”.
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6

MAYNOOTH LOCAL AREA PLAN 2013-2019

6.1

Overview

6.1.1

Maynooth’s role as large growth town (II) is to “act as an important self-sustaining
regional economic driver for the GDA, capitalising on its international connectivity and
high quality connections to Dublin City Centre, whilst also supporting and servicing a
wider local economy. Critical mass is a core objective, supported by density levels which
foster competitiveness, sustainability and create opportunities for economies of scale to
justify strategic infrastructure provision”.

6.2

Zoning

6.2.1 Under the MLAP, the subject lands is zoned A1 Town Centre. As previously set out
under section 5.1 the zoning objective is:
“To provide for the development and improvement of appropriate town centre uses
including retail, commercial, office, residential, amenity and civic use”.
6.2.2 We submit the proposed development is consistent with the zoning for the subject
lands.

6.3

Policy

6.3.1

For ease of reference, we set out here-under the main objectives and policy
requirements applicable to the subject lands and also demonstrate how the
development is consistent with stated objectives.

6.3.2

Section 4.0 of the MLAP sets out key challenges facing the town and sub points (i)-(ix)
are considered relevant. Challenges set out range from facilitating the development
of educational facilities for an expanding population to ‘supporting the re-use of land
and buildings particularly through back-land development and regeneration of town
centre sites’.

6.3.3

We submit the subject development assists in addressing these challenges facing
Maynooth given it represents regeneration of this key town centre site.

6.4

Settlement strategy

6.4.1 HP1: To facilitate sustainable development in Maynooth in line with its designation as
a Major Growth Town II in the RPGs and the CDP and to ensure that this development
reflects the character of the existing and historic town in terms of structures, pattern,
scale, design and materials with adequate provision of open space, and which also
protects the amenities of existing dwellings.
6.4.2 Section 7.1.1 states “higher residential densities will be encouraged at appropriate
locations. Generally higher densities will be considered in town centre locations, and
edge of town centre locations”.
6.4.3 As previously, we submit the subject lands are of strategic importance in Maynooth
and therefore a higher density is appropriate.
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6.5

Residential development

6.5.1

HP5: To require applications for residential developments over 20 units to demonstrate
the provision of an appropriate mix of dwelling types having regard to the nature of
existing housing stock and existing social mix in the area.

6.5.2

HP6: To restrict apartment developments generally to the University campus and town
centre locations or suitably located sites adjoining public transport connections.
Apartments will not be permitted where there is an over concentration of this type of
development. Higher density schemes will only be considered where they exhibit a
high architectural design standard creating an attractive and sustainable living
environment.

6.5.3

HP7: To facilitate and co-operate in the provision of community facilities in tandem with
residential development including in particular local services, schools, crèches and
other education and childcare facilities.

6.5.4

HP8: To require applications for residential developments over 25 units to demonstrate
how the proposed increase in population will be accommodated in terms of education
provision.

6.5.5

HP10: To require all new residential estates to provide the ‘White Light’ Compact
Flourescent Lamp (CFL) public lighting concept.

6.5.6

HPO1: To promote a high standard of architecture in the design of new housing
developments and to encourage a variety of house types, sizes and tenure to cater for
the needs of the population and facilitate the creation of balanced communities.

6.5.7

HPO2: To encourage the appropriate intensification of residential development in
existing residential areas and the town centre, subject to compliance with relevant
development management criteria and the protection of residential amenity of
adjoining properties.

6.5.8

In response we submit:
•
•
•
•
•

6.5.9

A mix of units are proposed which adhere to the requirements of HP5 and the
mix accords with the apartment guidelines. We refer to the accompanying
statement of housing mix under separate cover.
Given the residential aspect of the scheme is solely for apartments there is no
other alternatives to housing mix than as proposed, given all national policies
encourage increased apartment living in such a town centre location.
Given the town centre location, apartments are permissible under HP6 & HP02.
In respect of design specifics, a creche is proposed which adheres to HP7.
In respect of HP8 (education provision), we highlight existing education
facilities in Maynooth, namely Maynooth Boys National School, Presentation
Girls School, Maynooth Post Primary School, Maynooth Educate Together
National School & Maynooth University and the Maynooth Education campus,
which will provide circa 2000 places for post primary pupils.

We submit the proposal adheres to the policy test under HP8.

6.5.10 In respect of the scheme design and public lighting, the requirements of HP10 &
HP01 will be met; we refer to the attached report by Renaissance Engineering.
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6.6

Town Centre

6.6.1

As per section 7.4.8 the LAP states “The vision for Maynooth Town Centre is to create
a vibrant and bustling town with a diverse mix of activities. This can be achieved by
development of derelict and key infill/gap sites in the town centre, enhancing the
physical environment and streetscape of the existing town core and creating zones of
activity”.

6.6.2

R01: To encourage and facilitate the re-use and regeneration of derelict/brownfield
land and buildings for retail and other town centre uses.

6.6.3

UDS1: To reinforce Main Street as a vibrant town centre with a diverse mix of uses
and to consolidate the town centre areas which surround Main Street by intensifying
development in order to create a compact core.

6.6.4

UDS4: To provide for sustainable urban expansion areas by prioritising the
development of derelict/brownfield and key infill/gap sites.

6.6.5

UDS6: To relieve traffic congestion within the town centre by improving permeability.

6.6.6

TCC1: To encourage and facilitate the re-use and regeneration of derelict land and
buildings within and around the town centre and in particular vacant floorspace on the
Main Street and side streets.

6.6.7

TCC2: To allow for the intensification of the town centre by utilising undeveloped,
backland and brownfield land within or adjacent to the town centre by way of
comprehensive design guidelines.

6.6.8

TCC3: To ensure as far as practicable that surface car parking associated with any
new development should be located behind buildings to encourage the continuity of
the streetscape.

6.6.9

In response development of the site adheres to the policy tests set out in the LAP for
town centre developments. Being a key infill site, the design provides for a sustainable
and efficient use of the subject lands providing for an acceptable density.

6.6.10 Also, car parking provision at basement level ensures a pedestrian friendly streetscape
and open space areas which improve permeability within the site relative to the town
centre.

6.7

Walking and cycling

6.7.1

Section 7.5.4 of the MLAP states “The Council will seek the provision of pedestrian
access and linkages where opportunities arise as part of new developments”.

6.7.2 PC1: To ensure that adequate secure bicycle parking facilities are provided generally
throughout Maynooth, particularly as part of new educational, recreational and
commercial developments.
6.7.3 PCO4: To facilitate and encourage cycling as a more convenient and safe method of
transport, through the designation of a cycle network linking population, commercial,
community facilities and transport nodes.
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6.7.4 In response, the layout of the development will provide for connections to the Mill Street
and a walkway along the Lyreen River; section 7.5.4 is duly complied with.
6.7.5 The internal network of the development will consist of a series of internal roads, shared
surfaces, footpaths and cycle routes which will connect which will connect the proposed
development with the surrounding area.
6.7.6

The provision of 278 cycle spaces also accords with and exceeds development plan
standards.

6.8

Surface water drainage, water & wastewater

6.8.1

The main objective of note is:
WW1: To ensure the separation of foul and surface waters through the provision of
separate sewerage and surface water networks.

6.8.2 In response, details regarding services are provided in a separate report by RPS
consultants. In summary, confirmation has been provided from Irish Water, as
previously, that a water/wastewater connection can be facilitated subject to a valid
connection agreement being put in place. This is consistent with the procedures
outlined in the ‘Draft Water Service Guidelines for Planning Authorities’ (January,
2018).
6.8.3

Associated infrastructure on-site to include attenuation tanks and relevant civil works
will also be provided to required standards.

6.9

Flood risk management

6.9.1 FRA6: To ensure that any flood risk assessments conducted in respect of development
proposals on lands identified in the Maynooth SFRA as requiring site-specific FRA’s
are undertaken in accordance with the guidelines ‘The Planning System and Flood Risk
Management’ (2009).
6.9.2

FRA8: To create buffer zones between all watercourses and new development
including the River Lyreen and the Meadowbrook River. The extent of these buffer
zones shall be determined in consultation with a qualified ecologist and following a
FRA. Any hard landscaping proposals shall be located outside of any buffer zone
areas. The buffer zone extents will depend on accessibility of the watercourse but in
any case shall not be less than 10m in the case of the Lyreen and Meadowbrook Rivers.

6.9.3

In response, the FRA accompanying the application demonstrates the development is
not at risk of flooding and passes the justification tests. In respect of the buffer zone
alongside the Lyreen River, a 10 m buffer has been incorporated into the layout so as
to comply with FRA8. Also, the provision of the cycleway/walkway along the Lyreen
River has been provided in accordance with pre-planning discussions held with the
Planning Authority.

6.9.4 Also, we highlight agreement has been reached with the Planning Authority at the tripartite pre-planning meeting held on 12th February 2019 that provision of the
cycleway/walkway alongside the Lyreen River as proposed is acceptable and does not
contravene objective FRA8.
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Figure 26 Site cross section showing proposed walkway/cycleway in the context of the Lyreen River

6.10

Architectural & Archaeological Heritage

6.10.1 BH4: To protect and preserve the views to and from ‘protected structures’ as shown
on maps 3 & 3a of the LAP. (We note St Marys Church adjacent is a protected structure
under reference 11803101)
6.10.2 In response the design rationale has been to restrict building heights in proximity to St
Mary’s Church and ensure the principal views and setting of the protected structure is
not adversely affected from the western approach or the immediate road frontage.
6.10.3 In this regard we note the position of the inspector considered this matter under the
previous decision 401775-18 wherein at paragraphs 10.6.1 it states:
“The comments in the submission from the public and the elected members of the
Planning Authority that favour traditional architectural forms are noted. However a
design using contemporary or modern styles would not necessarily be inappropriate for
this site given it’s situation on the other side of the river from the historic core of the
town within the ACA and the diversity of building types on the neighbouring sites”.
6.10.4 Further section 10.9.1 of the inspector’s report states:
“The proposed development would not, therefore, block or obscure a view of a principal
elevation of the protected structure in a manner that would contravene policy PS3 of
the development plan. The proposed block A would respect the building line and
heights along Mill Street established by the front wall of the Church, allowing the bell
tower to maintain its prominence, and would provide a coherent streetscape. The roof
of block A would be significantly lower than the ridge of the Church. It would not
therefore undermine the primacy of the principal elevation of the church along Mill
Street”.
6.10.5 In summary we refer to the Architectural Heritage Impact Assessment submitted by
John Cronin & Associates which sets out in detail how the architectural and
archaeological heritage of the site and locality is not adversely affected by the proposed
development.
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6.11

Natural Heritage & nature conservation

6.11.1 NH1: To protect all designated wildlife sites, including any additions or amendments to
these, from any development that would adversely affect their conservation status.
6.11.2 NH2: To ensure that any development proposal within the vicinity of or having an effect
on a designated site will provide sufficient detail illustrating how it will limit any possible
impact upon the designated site.
6.11.3 NH4: To seek the protection of the following trees and groups of trees at.....’rear of the
pound’ (public park) et al.
6.11.4 In response, the Natura Impact Statement and Ecology report demonstrates how the
proposed development will not affect the integrity of any designated Natura 2000 sites.
In respect of trees aligning the ‘pound’, we note the development does not affect this
group of trees as they are located on the opposite side of the Lyreen River.
6.11.5 In respect of natural heritage, we note there are no designations or objectives affecting
the site for preservation of any existing natural features on-site. In this regard of
relevance is section 10.11.1 of the inspector’s report on the previous application where
it states:
“The submissions that refer to the folded limestone beds and varves that can be
observed on the site. The planning act allows objectives to be included in development
plans for the preservation of site and features of geological interest, under item 6 in
part IV of it’s first schedule. The Kildare County Development Plan 2017-2023 sets its
objectives in this regard in table 13.4. It does not include the features on the site. It
would not be considered reasonable, therefore, to prevent or inhibit in the course of an
application for permission the development of the current site in line with it’s zoning
under the local area plan in the course of an application for permission in order to
preserve a feature when such preservation is not an objective of the development plan
to do so”.
6.11.6 On this basis we submit the proposed development is therefore appropriate for this
brownfield town-centre site.
6.12

Landscaping, amenity and open space

6.12.1 GI1: To require all proposals for major developments to submit, as part of the
landscaping plan for the proposal, details of how any green infrastructure proposed as
part of the development.
6.12.2 AR4: To develop appropriately zoned linear open spaces and walkways along the
Canal and River Lyreen for amenity and recreational purposes and link the open
spaces located the extent of both.
6.12.3 In response the proposed development conforms with these policies given the walkway
and landscaped areas proposed along the Lyreen River. We refer to the landscape
plan and particulars as prepared by Park Hood Landscape Architects.

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth

68 | P a g e

Figure 27 Indicative CGI of walkway and landscaping alongside the Lyreen River
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7

OTHER MATTERS

7.1

Part V

7.1.1 The proposed development will provide for 12no. units under part V of the Planning and
Development Act 2000, as amended. The 12no. units will be broken down as follows:
Block

Total Number
of Units
Block A
0
Blocks B1 & B2
8
Block C
4
Table 9: Summary of Part V unit provision

1 bed

2 bed

3 bed

0
4
0

0
4
4

0
0
0

7.1.2 In addition, a schedule of costing(s) and site layout plan indicating the part V provision
on-site has been prepared and is attached. We also refer to the attached letter from
Kildare County Council in appendix 3.

7.2

Site services

7.2.1

All services within the site will be laid sub-surface to include ESB, foul and storm
connections, attenuation tanks and associated drainage infrastructure. Connections to
the foul and water networks will be made via Mill Street.

7.2.2 Irish Water have confirmed via pre-connection inquiry (as previously) that that a
water/wastewater connection can be facilitated subject to a valid connection agreement
being put in place.
7.2.3 Finally, Irish Water have also issued a design acceptance letter for proposals, and are
satisfied that the development infrastructure will be operated under control of a
management company, in accordance with the Planning Authority’s requirements for
such apartment-type developments.
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8

CONCLUSIONS

8.1

The proposed development and accompanying documentation have been prepared
following extensive pre-planning consultation with the Planning Authority and the board.

8.2

The design and application particulars have been reviewed and amended in response
to the previous decision by the board under application 300175-18, as referenced in
this statement, in order to address both the opinions of the Planning Authority and the
reasons for refusal by the board.

8.3

Revisions and design particulars can be summarised as:
•

A revised site layout which incorporates an increased separation distance
between blocks A & B1 from St Mary’s Church.

•

The height of block B1 is reduced to 3 storeys alongside the rear of St Mary’s
Church; this represents a 3metre height reduction from the previous
application.

•

The finished floor levels within the courtyard of blocks B1, B2 and block C are
approximately 3.5 metres lower than previously proposed.

•

Block B2 is now positioned further away from the neighbouring block E within
Cairn Homes; this ensures no potential for any overshadowing or overlooking
of this adjacent student accommodation block within Mariavilla.

•

Block B2 has been amended to six storeys in height, given the omission of the
basement car park and a reduced ffl by 3.6 metres from the previous
application. Specifically the parapet height is now 10mm lower than what was
previously deemed acceptable by the inspector in terms of impacts relative to
the neighbouring Mariavilla student accommodation.

•

The increase in height of blocks A and B2 is considered an appropriate design
response in the context of the guidelines ‘Urban Development and Building
Heights’.

•

Block C now has an overall parapet height which is 3 metres lower than
previously, given the omission of basement car park from underneath.

•

The basement car park has been significantly reduced in size so as to
accommodate between 74no. car spaces, rather than 190no. car spaces as
previously proposed.

•

The revised site layout and design specifics ensures no north facing apartments
are proposed and the design requirements of the 2018 apartment guidelines
are fully complied with.

•

Access to the site to be provided via Mill Street as previously, with design
specifics now taking into account any future bus stop for this location which
can also be accommodated within the site area.
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•

The revised site layout is consistent with the flood risk management guidelines
and has been subject to a commensurate assessment of risk.

•

Revised walkway and cycle routes are provided through and alongside the site
to ensure connectivity with adjoining lands.

•

Quality open spaces are proposed to cater for all age demographics and
equates to 20% of the site area.

•

Revised site layout particulars for any fire appliance(s), so that the internal
access road is maximum 3.5 metres in width to the internal perimeter of blocks
B1 and B2.

•

The plaza as proposed onto Mill Street and overall development will be a
welcome and appropriate development for both Mill Street and the town centre
in general.

8.4

This planning statement demonstrates that the proposed development is consistent
with the national, regional and local planning policy framework and that the proposal
will provide for an effective and efficient use of this infill site which is highly accessible
and well served by public transport.

8.5

In the policy context of relevant government policies which seek to provide additional
residential units to address the housing shortage we trust that the application will meet
with favourable assessment by the board.

Ronan Woods
Director
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Appendix 1: Pre-planning discussions
Pre-planning meeting no.1 (Applicant & Planning Authority)
•

Pre-planning discussions held with the Planning Authority on 18th October
2018.

•

An over-view of the previous application was discussed (reference 301775-18)
including the chief executive’s report and final decision by the board.

•

As discussed with the Planning Authority, there is no means of access to the
lands other than via Mill Street. Also, there is also no key site requirement
specified under any objectives of the local area plan prohibiting this means of
access to the lands. On this basis providing access via Mill Street is ‘plan led’,
and particulars to be considered should therefore only relate to access design
requirements.

•

A preliminary part 8 proposal was also tabled by roads/transportation section
for works along Mill Street. On this specific point, it was agreed that the
Planning Authority would liaise with the project design team, to ensure any final
part 8 design would facilitate the access requirements to the subject site from
Mill Street. In summary, it was agreed that a joined-up approach would be
provided between the applicant and the Planning Authority on design specifics,
to ensure access is achievable into the subject site from Mill Street.

•

In terms of road access and design specifics discussed, various options were
presented to the Planning Authority at pre-planning stage by the project team.
In response, the Planning Authority indicated their preference for a 5.5 metre
wide access road (internally) to serve vehicles to/from the basement car park,
along with provision of a 2 metre wide footpath and a 2 metre wide cycle path.
The internal access road to serve a fire appliance adjacent to block B can be
designed to a reduced width of 3.5 metres.

•

Regarding parking provision, the Planning Authority is seeking to substantially
reduce car parking within the site, to minimise traffic generation onto Mill Street.
The Planning Authority placed the onus on the project team to justify parking
provision with a rationale at application stage.

•

Regarding flood risk, RPS to discuss and agree specifically with technical staff
in the Planning Authority regarding methodology and particulars required.

•

Regarding design, a revised layout and building height(s) presented. The
project team explained the rationale which includes omission of a significant
area of the basement. Regarding block A, a design proposal tabled which
included for a single storey crèche alongside the church boundary. In
response, the Planning Authority considered block A is appropriate alongside
the Church, given the need to create streetscape and massing along Mill Street.

•

Regarding architectural drawings and CGI’s; the revised application is
supported with a series of additional images from the wider context to
demonstrate the scale is appropriate and will not adversely affect the character
of Maynooth.
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•

Technical matters regarding fire access and specifics also discussed.

Pre-planning meeting no.2 (Tripartite meeting with An Bord Pleanala)
•

Tri-partite re-planning discussions held 12th February 2019.

•

An over-view of the previous application was discussed (reference 301775-18)
including the chief executive’s report and final decision by the board.

•

The project team presented an over-view of the revised proposals and
explained the design rationale in response to the previous decision.

•

Matters discussed included:
-site context
-integration with existing and permitted development
-Lyreen River-amenity and connections
-car parking quantum
-public realm; Mill street interface
-flood risk assessment

•

ABP representatives sought further elaboration on site and context with a need
for application details to demonstrate how the proposal is appropriate; via
drawings, design statement, montages, CGI’s and cross-sections.

•

Planning Authority representatives sought further elaboration on the Lyreen
River and connections as part of the design rationale.

•

The discussions also focused on matters to include flood risk modelling, access
particulars and preliminary part VIII project works along Mill Street. Agreement
on these matters should be reached between the applicant and the Planning
Authority.

•

Notice of opinion issued from ABP on 5th March 2019 which sets out additional
details required to accompany an application.

Pre-planning meeting no.3 (Applicant & Planning Authority)
•

Pre-planning discussions held with the Planning Authority on 16th May 2019.

•

An over-view of the draft application was presented by the project team based
on submitted details.

•

Reasons for refusal under the previous application were discussed and design
amendments tabled which included:
(i)
(ii)
(iii)
(iv)
(v)

An overview of the parking rationale presented
The site design access specifics
Revised site layout and building design specifics
Flood risk
Landscaping design and particulars
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•

In terms of specific matters the position of the Planning Authority was set out
which included:
Access/permeability
(i)
The significant reduction in parking provision is welcomed and the
quantum of spaces is acceptable given the town centre location
(ii)
The site design access proposals are acceptable
(iii)
The internal access road is to DMURS standards and connections to
adjoining lands is welcomed
Site layout and design
(i)
Increased separation distance from neighbouring lands is welcomed
(ii)
Adequate separation distances between blocks with adequate outlook/
vistas and north-facing apartments omitted
(iii)
Court-yard pedestrian focus welcomed
(iv)
Adequate provision of open space
(v)
Increased separation distance from Church noted
Flood risk
(i)
Revised FRA has been reviewed in detail and agreement reached
between the water services section and RPS
(ii)
Site specific model as submitted clarifies flood risk to a greater detail
than CFRAM and therefore acceptable
Site services
(i)
Technical matters re interceptor to be included in any storm discharge
(ii)
Internal pumping station to be adequately positioned away from
residential units
(iii)
Adequate manhole details required in any area at risk of flooding

•

The project team also presented an overview of building heights as now
proposed (3-6 storeys) in response to the Guidelines ‘Urban Development &
Building Heights’. Reference was made to the photomontage booklet which
demonstrates building heights will not be visible from main vistas within the
town centre and therefore acceptable as a design response given building
heights in the area; namely Manor Mills.

•

In response, the Planning Authority re-iterated the KCDP 5storey/15m height
restriction. The project team explained that the KCDP is not consistent with
the guidelines on this point and there is now a presumption in favour of
increased building heights and the design appropriately responds to the
guidelines and local context.
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Pre-planning meeting no.4 (Tripartite meeting with An Bord Pleanala)
•

Tri-partite re-planning discussions held 30th August 2019.

•

The project team presented an over-view of the revised proposals and
explained the design rationale in response to the previous decision and
opinion(s) from the board.

•

Matters discussed included:
-site context
-integration with existing and permitted development and how revisions to the
design have taken account of the previous decision by the board, opinion(s) of
the Planning Authority
-Lyreen River-amenity and connections
-car parking quantum
-public realm; Mill street interface
-flood risk assessment

•

ABP representatives welcomed the changes to the scheme and the
comprehensive suite of supporting details which have responded and
addressed previous refusal issues and the opinion dated 5th March 2019.

•

ABP representatives sought further elaboration on site and context with a need
for application details to demonstrate how the proposal is appropriate; via
drawings, design statement, montages, CGI’s and cross-sections.

•

Planning Authority representatives welcomed changes and set out in summary:
-sought further elaboration on site sections and a management plan for the
open space areas
-satisfied with pedestrian and cycle details
-satisfied with entrance details and bus stop provision onto Mill Street; design
specifics are in accordance with Part VIII works planned for Mill Street.
-satisfied in terms of flood risk assessment and particulars have been agreed
with Water Services Section
-the applicant should address the separation distances, daylight/sunlight in
accordance with relevant policies

•

Notice of opinion issued from ABP on 11th September 2019 which sets out
additional details required to accompany an application.
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Appendix 2
Site statistics
Residential Units Total: 120No.

Apartment Type
1No. Bed Apartment
2No. Bed Apartment
3No. Bed Apartment

Total
Block A
15
3
N/A

Creche
Creche Provision
Minimum 20no. childcare spaces
required (25 proposed spaces)
Full Time / Part Time
Full Time / Part Time
Full Time / Part Time
Full Time / Part Time
Total (sq.m)
Circulation/Ancillary/Toilets/Storage
Total Gross Internal Floor Area
Restaurant / Café
Cafe Provision
Public Area
Kitchen Food Prep Area
Stores
WC’s
Corridors, lobbies, ancillary
Total Gross Internal Floor Area

0-1
Years
1-2
Years
2-3
Years
3-4
Years
Total

Total
Block
B1
6
19
7

Total
Block
B2
13
35
N/A

Total
Block
C
9
13
N/A

Totals
43
70
7

% of total 120
units
36%
58%
6%

Total
m2

Sq.m
per
child

Total
Adults

6

20.82

3.47

2

5

7

30.46

4.35

2

2

7

5

27.96

5.59

2

2

7

7
25

30.29
109.53

4.32

2
8

Req.
No of
Adults

Per No
of
Children

No. of
Children

2

3

2

8
109.53 sq.m.
96.02 sq.m.
205.55 sq.m.

Area m2
149.34 sq.m.
24.37 sq.m.
12.12 sq.m.
34.39 sq.m.
25.97 sq.m.
246.19 sq.m.

Site Statistics
Application site Area (Red line Boundary)1.05 ha (2.59 acres)
Total Residential Units
120
Total Units (non residential )
5
Block A Gross Floor Area
2027.40 sq.m.
Block B1 Gross Floor Area
3623.03 sq.m.
Block B2 Gross Floor Area
4478.26 sq.m
Block C Gross Floor Area
1998.32 sq.m.
Gross Floor Area of Development
12127.01sq.m.
Gross Floor Area Residential
11581.22 sq.m.
Gross Floor Area Creche, Café &
Offices
545.79 sq.m.
Plot Ratio/Site coverage
1.2/ 24%
Gross Density
114dw/ha or 46dw/acre

Planning statement: The Lyreen View Apartments, Mill Street, Maynooth

77 | P a g e

Proposed parking provision

Land use/Unit type

Area/No. of
units

1 bed apartments

43no.

77 (1.5 spaces per unit & 1 space per
4 units for visitors)

0 (0 per unit)

2 bed apartments

70no.

123 (1.5 spaces per unit & 1 per 4
units for visitors)

35 (0.5 spaces per unit)

3 bed apartments

7no.

12 (1.5 spaces per unit & 1 per 4
units for visitors)

7 (1 space per unit)

Residential total
allocation

120no.

212

42

Office

94.05sqm

4

3

Creche

205.55sqm
GFA

13

6

42

21

25

12

Non-residential total allocation

Café/Restaurant Car
share provision (Go
car)

246.26sq.m

Visitor spaces

N/A

Car share provision

N/A

KCC maximum car parking rate No. of car parking spaces
proposed

10
N/A

1 (dedicated)

Total managed shared spaces

25

23

Overall total

254

74 (KCDP V proposed
provision= 1:0.31)
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Proposed cycle storage provision
Land use/Unit type

Area/No. of
units

KCC
minimum
cycle parking
rate

No. of cycle spaces
proposed per unit

1 bed apartments

43no.

66 (1 long term
space per unit &
1 visitor space
per 2 units)

43 (1 space per bed)

11 (1 space per 4
beds)

2 bed apartments

70no.

105 (1 long term
space per unit &
1 visitor space
per 2 units)

140 (1 space per bed)

35 (1 space per 4
beds)

3 bed apartments

7no.

12 (1 long term
space per unit &
1 visitor space
per 2 units)

21 (1 space per bed)

5 (1 space per 4
beds)

Residential total

120no.

182

204

51

Combined residential

182

No. of visitor
cycle spaces
proposed

255

Office

94.05sqm

2 (1 space per
50sq.m)

4

N/A

Creche

205.55sqm
GFA

5 (1 space per
5 staff plus 1
per 10
children)

7

N/A

Café/restaurant

246.26sq.m
GFA

25

12

Non-residential total

15

23

Combined non-residential

15

23

Overall total

197

278 (KCDP V Proposed Provision=
1:1.42
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Open space provision
Apartment
type

Number

One bed

Communal area required
(as per Guidelines)

43

(i)
43x 5sqm= 215 sqm

Two bed (4
person)

70

Three bed
Totals

7
120no.

Communal areas provided

70x7sq.m= 490sq.m

Central open space:
1235.49sq.m

(ii) Lyreen River walkway/cycleway:
890.82sq.m

7x9sq.m=63sq.m
768sq.m
2126.31sq.m (site area of 10,500sq.m =
20% open space)

Dual aspect ratio
Apartment aspect ratio

No.

Block A- Dual aspect

12no.

Block B1- Dual aspect

16no.

Block B2-Dual aspect

24no.

Block C-Dual aspect

18no.

Total units/%

70no./58%
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Appendix 3: Part V letter from Kildare Co Council
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