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1 Introduction 

We, Brock McClure Planning & Development Consultants, 63 York Road, Dun Laoghaire, Co. 
Dublin are instructed to submit this application on behalf of Garyaron Homes Ltd, Unit H2, 
Merrywell Business Park, Lr Ballymount Road, Dublin 12 for a residential development 
proposal including childcare facility at a site at Lands at Glencarrig House, Simmonstown, 
Celbridge, Co. Kildare, W23Y9PY. 

This report is a response to the issues raised in the LRD Opinion dated 11th July 2022 following 
the pre-application process and with regard to the consultation meeting for the application 
for a Large scale Residential Development on the subject site.  

Following consideration of the issues raised during the LRD meeting, the Planning Authority 
is of the opinion that the documentation submitted in accordance with Section 32B of the 
Act would constitute a reasonable basis for an application for Large-scale Residential 
Development. 

The Opinion states that the following specific information should be submitted: 

 

1: Design Strategy & Height 

a) Visual Impact Assessment and Photomontages/CGI’s to include views from 
Simonstown Road and Hazelhatch Road. Where possible to include views from the 
rear gardens of dwellings along ‘The Drive’ and views from the gable end of the 
closest dwellings to the site from ‘1 & 26, The Close’ 

b) A report that specifically addresses the proposed materials and finishes having 
particular regard to the requirement to provide high quality durable finishes which 
have regard to the surrounding area 

 

2: Open Space & Biodiversity 

a) A detailed SUDs strategy, incorporating a sequence of SUDs techniques that work 
together in series to control the flow, volume and frequency of run-off as well as 
preventing or treating pollution as water flows through the development.  

b) A Construction management Plan to include Tree protection measures during 
construction works on the site. Any tree protection strategy should be informed by 
the Arboricultural Assessment Report 

 

3: Traffic and Transportation Issues 

a) The prospective applicant is requested to examine the junction between the L5062 
and the R405 with a view to improvements with VRU facilities, gradients and sight 
lines.  

b) The prospective applicant is requested to provide for cyclists and pedestrians along 
the main road frontages on both the L5062 and the R405 

c) The proposed shared facility for vulnerable road users through the parkland area 
should be a minimum of 3m wide with public lighting in place to ensure proper 
passive surveillance, safe facilities at night time and adequate room for vrus travel 
on 

d) Straight sections on the internal roads should be less than 70m to prevent speeding 
of traffic 

e) The prospective applicant is requested to submit a Site Layout Plan at a scale of 
1:500  

f) The prospective applicant is requested to submit a Traffic and Transport 
Assessment and a stage 1 & 2 Road Safety Audit / Assessment  

g) To provide for Electric Vehicles (EV) charging points within the site 
h) To submit a Construction Management Plan for the development 
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4: Environment  

a) A detailed Waste Management Plan outlining the overall waste management 
strategy including that of the proposed apartment block in accordance with the 
Kildare County Council Waste Presentation byelaws, and in accordance with Policy 
Refs WM-7 and WM-15 of the County Development Plan, including the following. 

i. Brief outline of the proposed waste management strategy, including 
calculations of the waste management requirements of the occupants 

ii. Clear details of the proposed waste storage facilities for the apartment 
block, including plans and elevations and 

iii. Details of how it is proposed to secure the waste management facilities 
against fly-tipping and vermin 

 

5: Water Services 

a) The SUDs and Drainage Strategy for the proposed development shall comply with 
the attached WSD SuDs and drainage Strategy Guidance Document for Large 
Development, GDSDS, CIRIA SuDs manual, Water Sensitive Urban Design Interim 
Best Practice Guidance Document and surface water drainage policies and 
objectives of Celbridge LAP and CDP 

b) SUDs and Drainage Design shall comply with GDSDS and other relevant standards 
and consider utilising 30% climate change factor and 10% urban creep factor 

c) Drainage Design report suggests that surface water outfall to Hazelhatch Park 
drainage. If private, consent from the owner will be required. Condition and 
capacity, progress towards taking in charge of Hazelhatch park drainage should 
also be addressed 

d) Stage 1 Preliminary Design Surface Water Audit undertaken by independent, 
impartial, accredited and competent consulting engineer shall be submitted with 
any planning application 

 

6: Irish Water 

a) 2nd COF has been received. Infrastructure upgrades are required to facilitate the 
development. 

i. Watermain extension required which will be developer funded through 
a PWSA with IW. Prospective applicant advises the PWSA scope has 
been agreed. Watermain in Shinkeen Road private according to IW GIS. 
Consent from owner will be required. 

ii. Wastewater upgrades include drainage area, Primrose Hill WWPS 
Upgrade (due for completion Q4 2023) and sewer extension on 
Shinkeen – Hazelhatch Road for which Coffey awarded DB contract 
0322. 

iii. Drainage Design Report suggests connections will not be required prior 
to Q4 2023 although these projects are subject to delay. 

iv. IW have no concerns at this stage regarding connections subject to 
ongoing engagement by the prospective applicant although KCC 
Planning department may have different approach and require more 
certainty regarding available capacity at planning application 
assessment stage  

b) WSD have advised IW to avoid duplication of Wastewater Pump Stations in the area 
and to ensure protection of existing watermain during public realm works along 
Hazelhatch Road. 

c) Water services designs and layouts will be subject to statement of design 
acceptance which should be submitted with any planning application 
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7: Other 

The following documents are also required 

• Community and Social Infrastructure Audit (including schools and childcare) 

• Acoustics report (regarding traffic noise, noise from non–residential uses) 

• Arboricultural Assessment  

 

A response to each item as numbered 1 to 7 above accompany the application and are 
discussed in Section 2 of this report. 
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2 Response to Specific Information Required 

2.1 Introduction 

We welcome the conclusion of Kildare County Council that the documents submitted with 
the request to enter into consultations constitute a reasonable basis for an application for 
Large-scale Residential Development.    

The following sections set out how the applicant has addressed KCC’s request for specific 
additional information in respect of the proposed development. 

2.2 Response to Design Strategy & Height 

Kildare County Council has requested a response as well as additional documentation 
relating to Design Strategy & Height.  

 

Observation 

Kildare County Council have requested the following:  

Visual Impact Assessment and Photomontages/CGI’s to include views from Simonstown Road 
and Hazelhatch Road. Where possible to include views from the rear gardens of dwellings along 
‘The Drive’ and views from the gable end of the closest dwellings to the site from ‘1 & 26, The 
Close’ 

Response 

This LRD application for Glencarrig includes Photomontages and CGI’s prepared by 3D 
Design Bureau. These include views from ‘The Drive’, although not from the rear gardens of 
the dwellings here. It is not considered reasonable to request photography from third party 
lands due to access issues to private property and the submitted information is considered 
appropriate to give a fair reflection of the proposal from a number of viewpoints. This can 
be seen below. 

 

View of Subject Proposal from The Drive to the West (Proposal not visible) 

 

There is also a photomontage in this pack which has been taken from the perspective of 
‘The Close’ This can be seen below. 
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View of Subject Proposal from The Close to the North 

 

We refer the Planning Authority to the attached details from 3D Design Bureau for a full 
selection of views of the proposal from the surrounding area. The submitted 
photomontages and CGI illustrate that the subject proposal is appropriately set into the 
existing environment, with additional screen planting provided to further mitigate any visual 
impacts. View of the Scheme from the Simmonstown Road illustrate the scheme as being 
well screened through the maintenance of existing trees as illustrated below. 

 

View of Subject Proposal from Simmonstown Road 

A Visual Impact Assessment has also been prepared by Ronan Mac Diarmada Architects 
which accompanies this response and any visual impacts associated with the scheme are 
considered to be moderate due to the retained habitat and trees and consistent with 
emerging development trends in the area.  

 

Observation 

Kildare County Council have requested the following:  
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A report that specifically addresses the proposed materials and finishes having particular 
regard to the requirement to provide high quality durable finishes which have regard to the 
surrounding area 

Response 

This LRD application is now accompanied by a Materiality Report which has been prepared 
by John Fleming Architects. The high quality and durable finishes which will be applied to 
this development can be seen in the figures below. 

 



Opinion Response  – LRD - Celbridge 

  8 

 

 

The proposed materials are designed to be high quality, durable and easy to maintain. This 
will provide a long life for the development and reduce maintenance costs for future 
residents. We trust this is to the satisfaction of the Planning Authority 
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2.3 Response to Open Space & Biodiversity 

Kildare County Council has requested a response as well as additional documentation 
relating to Open Space & Biodiversity. 

 

Observation 

Kildare County Council have requested the following:  

A detailed SUDs strategy, incorporating a sequence of SUDs techniques that work together in 
series to control the flow, volume and frequency of run-off as well as preventing or treating 
pollution as water flows through the development.  

Response 

This LRD application is now accompanied by a SUD’s Strategy which has been prepared by 
Kavanagh Burke.  

SUDS devices incorporated in the storm water network and attenuation design include: 

• Pervious Paving 

• Water Butts 

• Extensive Green Roofs 

• Bioretention Areas 

• Irrigation Tree Pits 

The above combined measures will serve to provide a cohesive SuDS strategy for the subject 
site. We refer the Planning Authority to the attached Drainage Design Report by Kavanagh 
Burke for full details of the proposed measures. 

 

Observation 

Kildare County Council have requested the following:  

A Construction management Plan to include Tree protection measures during construction 
works on the site. Any tree protection strategy should be informed by the Arboricultural 
Assessment Report 

Response 

This LRD application includes a Construction Management Plan which has been prepared by 
Garyaron Homes.  

The construction management plan by Garayaron Homes attached to the application 
documentation includes a range of measures to manage construction practices on site. This 
includes details of: 

• Structure and organisation 

• Record keeping and monitoring 

• Permits and authorisation requirements 

• Emergency procedures 

• Site rules 

• Activities on or adjacent to the site during the works 

• Continuing liaison 

• Security Arrangements 

• Temporary works Co-ordination 

• Works affecting Public Road 

• Environmental Restrictions and On-Site Risks 

• Design and Construction Hazards 

The Construction Management Plan also has regard and refers to the construction 
mitigation measures outlined in the Ecological Impact Report by Malachy Walsh and 
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Partners and to the Tree Protection Meaasures outlined in the tree protection plan by 
Arborist Associates. 

The Tree Protection Strategy produced by Arborist Associates details tree protection 
measures which are to be applied to this development such as cell webbing, steel plates 
over roots and protective fencing which can be seen below. 

 

 

 

We trust the attached details referenced above will be sufficient to address the 
requirements of Kildare County Council in relation to Construction Management. 
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2.4 Response to Traffic and Transportation Issues 

Kildare County Council has requested a response as well as additional documentation 
relating to Traffic & Transportation. 

 

Observation 

The prospective applicant is requested to examine the junction between the L5062 and the 
R405 with a view to improvements with VRU facilities, gradients and sight lines.  

Response 

The LRD application contains updated documentation from multiple consultants which 
reflects this. Architectural drawings prepared by John Fleming architects, the Transport 
Report prepared by NRB and the engineer drawings prepared by Kavanagh Burke now 
reflect an improved junction at L5062 and the R405. This can be seen in the site plan below. 
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Proposed Site Layout and Junction Layout 

 
The above details provide significant improvements to the layout of the junction between 
routes L5062 and R405 to include for enhanced facilities pedestrians, cyclists and vehicles. 
We trust this is to the satisfaction of the Planning Authority. 

Observation 

The prospective applicant is requested to provide for cyclists and pedestrians along the main 
road frontages on both the L5062 and the R405. 

Response 

The current proposal for the subject site includes a pedestrian and cyclist tree lined pathway 
at the eastern side of the development which will serve Simmonstown Road and Hazelhatch 
Road. This can be seen in the below image from the Landscape Master Plan by Ronan 
MacDiarmada Landscape Architects (RMDA) and CGI prepared by 3D Design Bureau below. 
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Proposed 3m path through on site landscaped area and existing trees 

 

CGI of Proposed 3m Path 

The subject proposal includes an additional setback along the L5062 and R405 to provide 
for additional footpath along the edge of the public road, if required in the future. Given the 
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shared paths provided within the site this footpath along the edge of the public road is not 
proposed for construction in the current proposal. This strategy was discussed and agreed 
with the Planning authority prior to submission. 

 

Observation 

Kildare County Council have requested the following:  

The proposed shared facility for vulnerable road users through the parkland area should be a 
minimum of 3m wide with public lighting in place to ensure proper passive surveillance, safe 
facilities at night time and adequate room for vrus travel on. 

Response 

The current LRD proposal ensures that the shared pathway at the east side of the subject 
site is 3m wide and has appropriate public lighting in place. The landscaping layout prepared 
by RMDA illustrates the shared path in the images shown above. The lighting layout 
prepared by MandE is indicated below and shows the lighting layout on the wider site as 
well as in proximity to the shared path. 

 

Proposed Lighting Layout for Subject Site 

The proposed path will be lit by low level bollard lighting to allow for minimal impact on the 
existing trees and to provide adequate lighting for safety along the proposed path. We trust 
this is satisfactory to the Planning Authority. 

Observation 

Kildare County Council have requested the following:  

Straight sections on the internal roads should be less than 70m to prevent speeding of traffic 
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Response 

The current proposal has ensured that all straight sections of road are less than 70m in 
length. The design statement and architectural drawings prepared by John Fleming 
Architects reflect this, as well as the Road Safety Audit by NRB Consulting and the 
Landscape Layout by RMDA. 

 

Observation 

The prospective applicant is requested to submit a Site Layout Plan at a scale of 1:500  

Response 

This Site Layout Plan is included within the architectural drawing pack prepared by John 
Fleming Architects. 

 

Observation 

The prospective applicant is requested to submit a Traffic and Transport Assessment and a 
stage 1 & 2 Road Safety Audit / Assessment  

Response 

The current application now includes a Traffic and Transport Assessment as well as a Road 
Safety Audit prepared by NRB. We refer the Planning Authority to the attached 
documentation for full details. 

 

Observation 

Kildare County Council have requested the following:  

To provide for Electric Vehicles (EV) charging points within the site.  

Response 

Electric Vehicles (EV) charging points can be provided at suitable locations across the site. 
Adequate ducting will be provided to car parking spaces to allow flexibility in where electric 
vehicle parking is located. This will be resolved fully at detailed design stage. 
 

Observation 

Kildare County Council have requested the following:  

To submit a Construction Management Plan for the development 

Response 

A Construction Management Plan has been prepared by Garyaron Homes and accompanies 
this application, with the details referred to in previous sections. We refer the Planning 
Authority to the attached Construction Management Plan for full details..  

 

2.5 Response to Environment  

Kildare County Council has requested a response as well as additional documentation 
relating to Environment. 

Observation 

Kildare County Council have requested the following:  

A detailed Waste Management Plan outlining the overall waste management strategy including 
that of the proposed apartment block in accordance with the Kildare County Council Waste 
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Presentation byelaws, and in accordance with Policy Refs WM-7 and WM-15 of the County 
Development Plan, including the following. 

iv. Brief outline of the proposed waste management strategy, including 
calculations of the waste management requirements of the occupants 

v. Clear details of the proposed waste storage facilities for the apartment 
block, including plans and elevations and 

vi. Details of how it is proposed to secure the waste management facilities 
against fly-tipping and vermin 

Response 

A Waste Management Plan has been produced by John Fleming Architects and accompanies 
this application. This document includes calculations of waste management requirements, 
details the proposed waste storage facilities and proposes secure waste management 
facilities against fly-tipping and vermin. We trust this is to the satisfaction of the Planning 
Authority. 

2.6 Response to Water Services 

Kildare County Council has requested a response as well as additional documentation 
relating to Water Services. 

 

Observation 

Kildare County Council have requested the following:  

The SUDs and Drainage Strategy for the proposed development shall comply with the attached 
WSD SuDs and drainage Strategy Guidance Document for Large Development, GDSDS, CIRIA 
SuDs manual, Water Sensitive Urban Design Interim Best Practice Guidance Document and 
surface water drainage policies and objectives of Celbridge LAP and CDP. 

Response 

This application is accompanied by an updated SUDs and Drainage Strategy prepared by 
Kavanagh Burke. 

We refer the Planning Authority to the attached report by Kavanagh Burke that includes 
details on: 

• Surface Water Management 

• Runoff Treatment Management Train 

• SuDs Devices 

• Rainwater Harvesting Systems 

• Foul Sewer; and 

• Watermain 

We trust the attached details are sufficient to address the requirements of Kildare County 
Council. 

Observation 

Kildare County Council have requested the following:  

SUDs and Drainage Design shall comply with GDSDS and other relevant standards and consider 
utilising 30% climate change factor and 10% urban creep factor. 

 

 

 

Response 
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The proposed Drainage Design for the site complies with all relevant standards as set out in 
the attached Kavanagh Burke Report. We refer the Planning authority to the attached for 
full details. 

 

Observation 

Drainage Design report suggests that surface water outfall to Hazelhatch Park drainage. If 
private, consent from the owner will be required. Condition and capacity, progress towards 
taking in charge of Hazelhatch park drainage should also be addressed. 

Response 

The development will not be discharging to Hazelhatch Park foul network therefore no 
investigations or surveys will be necessary to determine the extent or capacity of this 
network. Since the survey is not necessary the client will not be entering into Project Works 
Service Agreement to carry out any investigations. 

A Redacted Deed Documents showing consent to connect to the Hazelhatch Park drainage 
network has also been included in this application. 

 

Observation 

Kildare County Council have requested the following:  

Stage 1 Preliminary Design Surface Water Audit undertaken by independent, impartial, 
accredited and competent consulting engineer shall be submitted with any planning 
application 

Response 

A Stage 1 Preliminary Design Surface Water Audit has not been considered necessary at this 
stage given the extensive stormwater drainage measures proposed across the site. We 
invite the Planning Authority to include a condition on any grant of permission that would 
require any stormwater issues to be remedied where necessary at detailed design stage, 
post planning when an appropriate audit can be completed. 

2.7 Response to Irish Water 

Kildare County Council has requested a response as well as additional documentation 
relating to Irish Water. 

 

Observation 

2nd COF has been received. Infrastructure upgrades are required to facilitate the development. 

v. Watermain extension required which will be developer funded through a 
PWSA with IW. Prospective applicant advises the PWSA scope has been 
agreed. Watermain in Shinkeen Road private according to IW GIS. Consent 
from owner will be required. 

vi. Wastewater upgrades include drainage area, Primrose Hill WWPS 
Upgrade (due for completion Q4 2023) and sewer extension on Shinkeen 
– Hazelhatch Road for which Coffey awarded DB contract 0322. 

vii. Drainage Design Report suggests connections will not be required prior to 
Q4 2023 although these projects are subject to delay. 

viii. IW have no concerns at this stage regarding connections subject to 
ongoing engagement by the prospective applicant although KCC Planning 
department may have different approach and require more certainty 
regarding available capacity at planning application assessment stage. 
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Response 

A consent letter from the owner of the watermain at Shinkeen Road has been acquired by 
Garyaron Homes and now accompanies this application. 

The required infrastructural upgrades have been acknowledged by Garyaron Homes as well 
as the desired completion date of Q4 2023. 

The client recognises the need for ongoing engagement with Irish Water.  

 

Observation 

WSD have advised IW to avoid duplication of Wastewater Pump Stations in the area and to 
ensure protection of existing watermain during public realm works along Hazelhatch Road. 

Response 

The need to avoid duplication of water pumps has been noted by the client. The protection 
strategy for existing watermains during site works has been noted within relevant 
documentation by RMDA and Kavanagh Burke 

 

Observation 

Water services designs and layouts will be subject to statement of design acceptance which 
should be submitted with any planning application 

Response 

All relevant designs and layouts regarding water services have been prepared by Kavanagh 
Burke in compliance with standard Irish Water requirements. We refer the Planning 
Authority to the attached details for further details.  

2.8 Response to Other 

Kildare County Council has requested the following documents.  

• Community and Social Infrastructure Audit (including schools and childcare) 

• Acoustics report (regarding traffic noise, noise from non–residential uses) 

• Arboricultural Assessment 

Response 

A Community and Social Infrastructure Audit has been prepared by Brock McClure and 
accompanies this application. This report sets out the existing employment, leisure facilities, 
schools, childcare facilities and other amenities in proximity to the site. The subject site is 
well located in terms of existing facilities and provides a new childcare facility within the 
scheme. We refer the Planning authority to the attached report for full details. 

An Acoustics report has been prepared by iAcoustics and accompanies this application. The 
acoustic assessment shows that all dwellings are expected to comply with relevant noise 
level criteria, as well as external amenity spaces. We refer the Planning authority to the 
attached report for full details  

An Arboricultural Assessment has been prepared by Arborist Associates and accompanies 
this application and illustrates the measures undertaken to preserve as many existing trees 
as possible in the proposed scheme. 
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3 Conclusion 

We trust that the above report and enclosed documentation address the issues raised in 
Kildare County Council’s Opinion. All relevant details are further addressed in the revised 
design, now proposed and we ask KCC to refer to the complete application package for full 
details of the proposal now put forward. 
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4 Appendix – Kildare County Council LRD Opinion 
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