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1. Introduction
This Planning and Design Statement has been prepared by
McCutcheon Halley Planning to accompany a pre-application
submission to An Bord Pleanála for a Strategic Housing
Development consisting of the following
▪

▪
▪

▪

▪

The construction of 152 no. residential units
comprising a mixture of 6 no. 4 bed dwelling houses,
66 no. 3 bed dwelling houses and 48 no. 2 bed
dwelling houses and 32 no. 1, 2 and 3 bed
apartments/duplex units consisting of 20 no. 2 and
3 bed units in a 3 to 4 storey apartment/duplex
building and 12 no. 1 bed maisonette units in 4 no.
3 storey blocks;
A creche/childcare facility;
The provision of landscaping and amenity areas
scattered throughout the development including an
adventure playground, a linear park, a central
square and play equipment.
The provision of 2 no. pedestrian bridges over
Toolestown Stream to connect into Oldtown Woods
Estate; and
All associated infrastructure and services including
1 no. vehicular access point on to Shackleton Road,
improvements to pedestrian footpath and cycleway
along Shackleton Road, upgraded pedestrian
junction at Shackleton Road and the R403, parking,
lighting and drainage.

A Natura Impact Statement has been prepared in respect of
the proposed development.
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A design team with extensive experience in residential
applications has been appointed by the applicant including
McCutcheon Halley Planning Consultants, MCA Architects
and DBFL Consulting Engineers while additional expertise
was also secured in relation to Landscaping (Derek Howlin
Landscape Architect), Public Lighting (MHL Consulting
Engineers), Ecology and Environment (Malone O’Regan),
Fisheries (Triturus Environmental), Tree Protection (Charles
McCorkell) and Archaeology (Rubicon) to ensure a highquality design and a robust and comprehensive planning
application submission is made to An Bord Pleanála.
This report has been structured as follows:
1.

Introduction;

2.

Site Context & Development Description;

3.

Planning Context;

4.

Site Characteristics & constraints;

5.

Design Concept – Neighbourhood;

6.

Development Principles;

7.

Proposed Layout;

8.

Recreation & Amenity;

9.

Detailed Design; and

10. Conclusion.

2. Site Context and
Development Description

The Shackleton Road is served by Dublin Bus route 67x which
provides morning and evening services to University College
Dublin via Lucan and Dublin City Centre. This route also links
with the No. 66 route at Lucan to serve Maynooth and Leixlip.
A bus which serves Hazelhatch Train Station also passes the
site at regular intervals.

2.1 Site Context
The proposed development site of 4.71ha is located on the
western edge of Celbridge town in the townland of
Ballymakealy Upper and approximately 1.4km from the Liffey
Bridge on Main Street. The subject site is relatively flat in
nature and fronts onto Shackleton Road to the east. The lands
are currently utilised for agricultural purposes and are bound
to the west and south by existing agricultural lands, to the
east by Shackleton Road and to the north by the Oldtown
Woods Estate which is currently under construction.
There are a number of site constraints which inform the
layout and design of the proposed development. The existing
Toolestown Stream separates the development to the north
with the subject site. With this watercourse comes a potential
flood risk that runs along the entirety of the northern
boundary of the site making this area undevelopable for
housing. At the southwest corner of the site, overhead
powerlines traverse a section of the site requiring a minimum
setback of 20 metres from the centre of the lines to the
closest dwelling.
There area has a number of local services located within
proximity of the site including schools, creches and a Primary
Care Centre. A number of convenience stores are also located
within a kilometre radius of the site.
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Figure 1 Site location

2.2 Development Description
The proposed development will function as a natural
extension to the town of Celbridge by consolidating
development in the area and ensuring the retention of a
compact settlement.
Permission is sought for the following development:
▪

The construction of 152 no. residential units
comprising a mixture of 6 no. 4 bed dwelling houses,

▪
▪

▪

▪

66 no. 3 bed dwelling houses and 48 no. 2 bed
dwelling houses and 32 no. 1, 2 and 3 bed
apartments/duplex units consisting of 20 no. 2 and
3 bed units in a 3 to 4 storey apartment/duplex
building and 12 no. 1 bed maisonette units in 4 no.
3 storey blocks;
A creche/childcare facility;
The provision of landscaping and amenity areas
scattered throughout the development including an
adventure playground, a linear park, a central
square and play equipment.
The provision of 2 no. pedestrian bridges over
Toolestown Stream to connect into Oldtown Woods
Estate; and
All associated infrastructure and services including
1 no. vehicular access point on to Shackleton Road,
improvements to pedestrian footpath and cycleway
along Shackleton Road, upgraded pedestrian
junction at Shackleton Road and the R403, parking,
lighting and drainage.

The design of the proposed scheme has been informed by
detailed pre-planning discussions with Kildare County
Council’s Planning, Architectural,
Engineering and
Environmental Departments, as well as the relevant planning
policy documents at national and local levels, including in
particular the Guidelines for Planning Authorities on
Sustainable Residential Development in Urban Areas (Cities,
Towns & Villages), the Urban Design Manual – A Best Practice
Guide and the Design Manual for Urban Roads and Streets
at a national level, and the 2017 Kildare County Development
Plan and the 2017 Celbridge Local Area Plan at a Local
Planning Policy level. The proposed site layout designed by
MCA Architects proposes a density of 32.5 units per hectare,
which is consistent with these policy objectives.

A Natura Impact Statement has been prepared in respect of
the proposed development.
The proposed development is a logical progression to the
development in Celbridge with the Old Town Woods Estate
under-construction immediately to the north of the site,
permitted under An Bord Pleanala Ref. No. ABP-303295-18.
The proposed development will see the extension of the KDA
3 area which promotes compact growth in a location
contiguous to the existing urban footprint where it can be
served by public transport, walking and cycling.
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Figure 2 Site Layout Plan

The proposed development has been designed to provide
high-quality houses that will contribute positively to Celbridge
where demand for housing has been consistent. The
proposed Site Layout focuses on the creation a new distinct
residential neighbourhood that will enhance and integrate
with the wider Ballymakealy Upper area. A new vehicle
entrance and 2 no. new pedestrian/cycle entrance from
Shackleton Road to the site are proposed as part of the layout
ensuring that the scheme relates to the Shackleton Road and
the existing built environment and makes a positive
contribution to the Ballymakealy Upper area. Similarly, 2 no.
pedestrian connections are provided to the north between
the subject site and the Oldtown Woods Estate currently
under construction to ensure the scheme integrates in a
cohesive manner with this development. To ensure the visual
integration of the site, the proposed development will
promote the protection and enhancement of areas of
biodiversity value where possible, including hedgerows, and
tree lines, particularly those located to the north adjoining the
Toolestown Stream.
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3. Planning Context
A Statement of Consistency has been prepared in support of
this Strategic Housing Development application, which sets
out the principal planning policy documents at national and
local level, and assesses consistency with the principle and
relevant objectives of each policy document in a matrix
format

development of the regions. It will take a strategic approach
over a 12-20-year period and covers nine counties containing
twelve local authorities, including Meath County Council. The
region includes 3 sub-regions or Strategic Planning Areas
(SPAs), namely the Midland, Eastern and Dublin (see Figure 3).

A summary of the key policies that apply to the site are
provided below:

3.1 National Policy
3.1.1

Project Ireland National Planning Framework
2040

The National Planning Framework (NPF) makes provision for
population growth of an additional 490,000 - 540,000 people
in the Eastern and Midland Region.
The NPF places a focus on achieving compact growth and
sustainable mobility and targets a greater proportion (40%)
of future housing development to be within and close to the
existing ‘footprint’ of built-up areas.
3.1.2

Eastern & Midland Regional Assembly Regional
Spatial & Economic Strategy

The purpose of the RSES is to support the implementation of
the National Planning Framework, and the economic policies
and objectives of the Government by providing a long-term
strategic planning and economic framework for the
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Figure 3 The Regional Assemblies and Eastern and Midlands Region

Section 4 (People and Places) states that at the core of the
RSES will be the consideration of a settlement hierarchy for
the region, which sets out the key location for population and
employment growth, coupled with investment in
infrastructure and services to meet those growth needs.
Table 8.2 identifies the Transport Investment Priorities for the
East and Midlands region and notes that the expansion of the
DART (Dublin Area Rapid Transport) Network will include “new
infrastructure and electrification of existing lines, including
provision of electrified services to Drogheda or further north on
the Northern Line, Celbridge-Hazelhatch or further south on the
Kildare Line, Maynooth and M3 Parkway on the Maynooth/ Sligo
Line, while continuing to improve DART services on the SouthEastern Line as far south as Greystones.”
The relevant local policy documents for the application site
are:
▪
▪

Kildare County Development Plan 2017-2023; and
Celbridge Local Area Plan 2017-2023

3.2 Kildare County Development Plan 20172023
KCDP 2017 identifies Celbridge as a
‘Self Sustaining Town’, which is
defined as being
Self-Sustaining Towns with
high levels of population
growth
and
a
weak
employment base which are
reliant on other areas for
employment and/or services
and which require targeted
‘catch up’ investment to
become more self-sustaining.
Table 3.3 of the Settlement Strategy allocates a dwelling
growth target for Celbridge of 603 dwellings to 2023 which
accounts for 10% of the County’s allocated growth target
between 2020 and 2023. The total number of units to be
provided during the lifetime of the Plan is 1,406 which is
consistent with the NPF projections to 2026.
Policy CPF 2 facilitates and encourages the provision of
childcare facilities, including creche facilities, at an
appropriate type and scale and at appropriate locations
throughout the county whilst Policy Objective CPFO 1 ensures
the provision of childcare facilities in accordance with the
Childcare Facilities: Guidelines for Planning Authorities and
the Child Care Regulations 1996 and 1997.
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Policy OS 2 on ‘Open Space’ requires the provision of good
quality, well located and functional open space in new
residential developments to cater for all age groups.
Policy RA 4 on ‘Recreation and Amenity’ requires “…the
provision of recreational facilities concurrent with new
residential developments as deemed necessary by the Council.
Types of facilities to be provided will be dependent upon factors
such as the size of a given development proposal and the
availability of facilities (if any) in the area.”

3.3 Celbridge Local Area Plan 2017-2023
Celbridge comprises of five Key
Development Areas (KDAs)
which
are
proposed
to
consolidate
growth
and
provide for the expansion of
the
town
centre
and
development
of
new
residential
neighbourhoods.
The application site is located
within ‘KDA 3 Oldtown: New
Residential Area’. The vision for
KDA 3 is to provide:

Figure 4 Extract from Celbridge LAP

The LAP 2017 provides a number of design parameters to
guide the future development of KDA 3, including
connectivity/movement, built form, and landscape and open
spaces.

A new residential area, that integrates with its
surroundings whilst having its own unique
character and a strong sense of place
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KDA 3 Oldtown sets out that access shall be from the
Shackleton and Oldtown Road and should provide for an
extension of the street network into lands west of this KDA in
the long term. Streets and spaces should provide for a cycle
and pedestrian friendly environment. KDA 3 notes that the
Oldtown Road presents an opportunity to develop a
connection back to the town centre that prioritises cycle and
pedestrian movement and that a permeable and integrated
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street network shall be a key requirement of development
proposals

▪

Provision of a minimum density of 30 units per
hectare on site.

KDA 3 sets out that development of this KDA should reflect
the established pattern of development in the area and
should protect the amenity of adjoining residential estates
and that where overhead transmission cables traverse the
site, proposed layouts shall comply with the recommended
clearance distances identified by the ESB.

KDA 3 Oldtown requires open space to be provided and to
integrate existing landscape features such as tree lines and
streams. The LAP 2017 sets out that open space networks
that incorporate pedestrian and cycle routes, provide for
passive and active recreation, promote ecology and integrate
Sustainable Urban Drainage Systems will be promoted.

KDA 3 Oldtown provides a number of design requirements
including:

Chapter 13 of the LAP 2017 sets out that design proposals in
the KDAs will be subject to a schedule of phasing to ensure
that infrastructure, facilities and amenities are provided
together with new residential development. It also sets out
that pro-rata provision of childcare facilities is to be
completed in accordance with phasing of development.
Essentially, this requires that the pro-rata provision of
childcare spaces for dwellings 1-150 are to be completed
prior to commencement of dwelling no. 150 in KDA 3.

▪

▪

▪
▪

▪

▪

Site layouts should seek to fully integrate the
identified primary school site into the urban
structure of the neighbourhood;
School buildings should be designed to front onto
new streets and spaces so they contribute to the
streetscape and character of this KDA;
Encourage a mix of housing types to range from two
to three storeys in height;
Landmark /feature buildings should be provided
along prominent routes and at key junctions to
provide for legibility and variety in the urban
environment and to reinforce the proposed
hierarchy of streets and spaces;
Development along the Shackleton Road and
Oldtown Road should also provide for good road
frontage and an appropriate set back
Innovative design solutions such as courtyard
housing, duplex typologies and end of terrace units
with frontage onto both a local street and Priory
Square Road are encouraged; and
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The LAP 2017 states that all applications for KDAs are to be
accompanied by a detailed Traffic Impact Assessment.

3.4 Planning Guidelines
3.4.1

Urban Design Manual 2009
The Urban Design Manual is a key
document of the guidelines published
under Section 28 of the Planning and
Development Act and has informed the
design of the proposed scheme.
The core of the documents are the 12
criteria which have been both a helpful

guidance and checklist since their publication, its structure
leading from the wider context
referring to the neighbourhood,
towards site specific matters and
detailed design represent master
planning principles.
Therefore, this document has adopted
the structure and refers to the 12
criteria in detail.

3.4.2

Design Manual for Urban Roads and Streets

The holistic approach of the Design Manual for Urban Roads
and Streets to understand and design the streets as part of
the open space network was applied to the proposed
development with the intention to promote sustainable
transport and encourage social activities and active
neighbourhoods.
The four design principles:
▪
▪
▪
▪

Connected Networks
Multi-Functional Streets
Pedestrian Focus
Multidisciplinary Approach

have been the pillars of the open spaces design in this
scheme.
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4. Planning History
There is no planning history associated with the subject site.
An application for a Strategic Housing Development was
granted by An Bord Pleanála in 2019 for a development to the
north of the subject site as follows:

4.1 An Bord Pleanála Ref No. ABP-303295-18
On April 12th, 2019, An Bord Pleanála granted permission for
the construction of 251 no. residential units to include − 167
number dwelling houses (comprising a mix of two, three,
and four-bed detached, semi-detached and end, and midterraced houses); and − 84 number apartments (comprising
a mix of one, two, and three-bed apartments/duplexes)
which range in height from two to three storeys; (b) 1 no.
crèche; (c) The erection of two new Electricity Supply Board
pylons to intercept existing overhead wires and the
diversion and undergrounding of two existing 38- kilovolt
overhead cables; (d) The upgrading of existing junction at
the corner of Shackleton Road and Oldtown Road to
accommodate a new filter lane and crossing point; and
provision of new vehicular entrance onto Shackleton Road
and two new vehicular entrances onto Oldtown Road; and
(e) All associated ancillary site development works including
drainage, footpaths, cycle lanes and pedestrian access,
landscaping and amenity areas, bicycle and car parking,
public lighting and all other ancillary development at
Shackleton Road and Oldtown Road, Oldtown, Celbridge, Co.
Kildare subject to 20 no. conditions.
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Figure 5 Permitted development to the north of proposed site

The proposed development provides pedestrian connections
to the adjoining permitted development at Oldtown Woods
Estate via the permitted open space along the estate’s
southern boundary.

5. Compliance with Core
Strategy
The Kildare County Development Plan 2017-2023 (2017
KCDP) was adopted in February 2017 and varied in June 2020
(Variation 1). The variation was to adopt revised population
targets provided by the Eastern Midland Regional Assembly
(EMRA) Regional Spatial and Economic Strategy (RSES).
In updating the Settlement Hierarchy in Variation No.1, the
changes made were reflected in a decrease in the total
number of units, but no change was made to the growth
allocated to each settlement i.e., 10% of the County’s growth
remains allocated to Celbridge.
The Settlement Strategy allocates 603 dwellings up to 2023
with 1,406 dwellings being provided up to 2026. There are
currently 1,234 units permitted, which is 631 above the target
of 603 dwelling to 2023. Based on the decision dates, the
actual delivery of these units will extend beyond the 2023
target.
We have undertaken a review of planning permissions
granted in Celbridge from the adoption of the Development
Plan in 2017 to present to determine the number of units
permitted in relation to revised targets adopted in June 2020.
As illustrated in Table 1, there remains capacity for 172
additional dwellings up to 2026. The proposed development
consists of 152 no. units.

We acknowledge that this application is seeking permission
in advance of the next tranche of housing to be delivered up
to 2026. However, should planning permission be granted
this permission will facilitate the delivery of these units within
the timeframe outlined in the Core Strategy
Ref. No.
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Location

Granted

58

Newtown,
Celbridge,
Co. Kildare

22/12/2020

ABP-307100-20

467

Crodaun,
Celbridge,
Co. Kildare

08/09/2020

ABP-306504-20

372

Crodaun,
Celbridge,
Co. Kildare

03/09/2020

KCC 19/1282

75

Oldtown
Mill

21/07/2020

PL09.303295

251

Shackleton
Road

12/04/2019

11

The
Commons,
Hazelhatch
Road

17/07/2018

KCC 18/1481
PL09.305886

KCC 17/914

TOTAL
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No. of
Units

1234

6. Site Characteristics
6.1 Site Access and Accessibility
The main vehicular access to the proposed residential area is
taken from Shackleton Road. It is proposed to construct a
new vehicular and bicycle entrance to the northeast of the
site. This access will allow immediate access to a new and
existing footpath and cycleway along Shackleton Road with
easy access to the 67x bus stop located to the east of the site.
The development proposes two new pedestrian and bicycle
access points to the development which will integrate with
the existing infrastructure.
Provision for future connections to the east and west the site
has been provided to allow for further development in the
future should these lands be zoned.

Figure 6 Dublin Bs Stop Locations

2 no. pedestrian connections are provided to the north
between the subject site and Oldtown Woods estate currently
under construction

Figure 7 Access points to proposed development site in blue and
purple
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6.2 Topography
▪

▪

▪

The site is generally flat in nature and falls from the
Western boundary towards its Eastern boundary at
gradients ranging from 1/179 to 1/238. The existing
site falls from the Southern boundary to the
Northern boundary at gradients ranging from 1/135
to 1/167. Existing topographic survey information is
shown in the background of the Proposed Roads
Layout Plan on Dwg No. 200114-DBFL-RD-SP-DR-C1001 by DBFL Consulting Engineers.
There is an existing stream running along the
northern boundary which is to be retained and
incorporated into the open space provision. No
works will impact on the stream with appropriate
mitigation measures included on site.
Existing mature trees and hedgerows along site
boundaries will be protected and retained where
possible as part of the proposed development.
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Figure 8 Existing topography and boundaries

6.3 Infrastructure and Services
The subject lands are currently in agricultural use and have
no services or infrastructure within the site boundary.
A pre-connection enquiry has been made by DBFL Consulting
Engineers and assessed by Irish Water (IW). A water
connection is feasible for the proposed development and a
wastewater connection is feasible subject to upgrades
(included in Appendix C of the Infrastructure Design Report
by DBFL Consulting Engineers).
A Statement of compliance with Irish Waters Standard Details
and Codes of Practice & Statement of Design Acceptance has
also been issued by Irish Water (included in Appendix D of the
Infrastructure Design Report by DBFL Consulting Engineers).
Irish Water has no objection to the proposals.

Figure 9 Southern Boundary

6.3.1

Wastewater

Following discussions with Irish Water, it has been confirmed
by a topographical survey and Kildare County Council that an
existing 225mm foul sewer connection to the downstream
network via Oakley Park currently existing and therefore it is
proposed that this existing foul sewer could be connected to
serve the subject site. A CCTV condition survey of the existing
foul sewer was undertaken in February 2022. The condition
survey indicated a number if minor defects within this stretch.
The CCTV condition report has been included within
Appendix I of the Infrastructure Design Report by DBFL
Consulting Engineers and will be forwarded to Irish Water and
Kildare County Council for approval of its use.
The existing infrastructure is expected to provide a suitable
foul drainage point for the proposed development as

Figure 10 Northern Boundary
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confirmed by Irish Water in their Confirmation of Feasibility
(included in Appendix D of the Infrastructure Design Report
by DBFL Consulting Engineers).
6.3.2

Water

An existing 225mm HPPE public watermains runs along the
R403 Shackleton Road along the site’s eastern boundary. The
Pre-Connection Enquiry Feedback has been received from
Irish Water (included in Appendix C of the Infrastructure
Design Report by DBFL Consulting Engineers). The
Confirmation of Feasibility notes that “A water connection is
feasible without network upgrades”.
It is proposed to take a 160mm diameter connection off the
existing 225mm diameter public water supply line located on
the R403. A 160mm diameter water main will be provided
(generally along the site’s arterial roads) with a number of
110mm diameters looped branch mains provided elsewhere.
The proposed water main layout and connections to existing
public water mains have been designed in accordance with
Irish Water Standard Detail STD-W-02.
6.3.3

Surface Water Drainage

In relation to surface water drainage, there is an existing
surface water manhole located on a 1200mm diameter
surface water culvert adjacent to the north-east corner of the
site / at the entrance to the proposed development. Service
records have indicated this as a 1050mm diameter sewer
however the topographical survey has identified this as a
1200mm storm culvert.

This existing surface water drainage system will provide the
required outfall for the site.
An overall surface water drainage strategy has been
developed by DBFL Consulting Engineers for the subject site.
This strategy has been outlined in a number of drawings and
reference should be made to DBFL Drawings 200114-DBFLSW-SPDR-C-1301 Storm Strategy and 200114-DBFL-CS-SP-DRC-1010 Services Layout and 200114-DBFL-SW-SP-DR-C-1311
Catchments Layout. This strategy has been discussed in detail
with Kildare County Council Water Services Department and
a meeting was held in January 2022 on the proposals
following on from the Tripartite meeting. The drawings also
make reference to the proposed outfall location, details of the
existing 1200mm surface water outfall route and outline
SUDS features including tree pits, bio retention, swales and
other features.
The 1200mm diameter concrete surface water culvert (as
described above in Section 3.1 of the Infrastructure Design
Report by DBFL Consulting Engineers) is expected to provide
a suitable surface water discharge point for the proposed
Development.
Surface water discharged from the proposed surface water
drainage network will be controlled by a vortex flow control
device (Hydrobrake or equivalent) and associated
underground attenuation tanks (Stormtech Chambers).
Surface water discharge will also pass via a full retention fuel
/ oil separator (sized in accordance with permitted discharge
from the site) and shall be restricted to 2.05l/s/ha.
The surface water drainage network will collect surface water
runoff from the site via a piped network prior to discharging
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off site via the site attenuation features, flow control device
and separator arrangement as noted above. Prior to reaching
the piped network surface water shall be collated via a range
of at source SUDS features including catchpits, treepits,
permeable paving, raingardens and filter strips. Due to the
low permeability these features shall primarily act as bioretention and storage. Surface water runoff from the site’s
road network will be directed to the proposed pipe network
via conventional road gullies where there are no adjacent
open green areas. Where there are open green adjacent
areas surface water shall overflow into open green areas via
strategically placed dropped kerbs where there will be bioswales installed to collect the surface water while surface
water runoff from driveways will be captured by permeable
paving. Both of these features will be fitted with an overflow
to drain into the main pipe network.
Surface water runoff from roofs will be routed to the
proposed surface water pipe network via the porous
aggregates beneath permeable paved driveways to the front
and porous paving and raingardens to the rear of the housing
units. The Raingardens shall be fitted with an overflow to the
main pipe network which will act as another form of
attenuation.
Green roofs shall be provided within Management controlled
areas which shall be fitted with an overflow to main
stormwater network.

6.4 Existing Social Infrastructure
The subject site is situated c. 1km from the Main Street in
Celbridge town centre where a substantial provision of
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services and amenities are located. For the purpose of this
study the settlement boundary of Celbridge, as defined by the
2016 Census is considered to be the study area.
The facilities within close proximity of the subject lands are as
illustrated in Figure 11 below.

Figure 11 Social Infrastructure and Facilities in the area
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7. Design Concept /
Neighbourhood
7.1 Site Constraints / Potentials
7.1.1
▪
▪
▪
▪
▪
▪

Cycle and Footpath Connection to main street,
services and facilities in Celbridge
Existing public transport links
Natural
extension
to
under
construction
development to the north
Well established residential area
Existing landscape features on site
Flat topography
7.1.2

▪
▪
▪

Potentials

Constraints

Flood Risk zone to the northern boundary
Toolestown Stream to the north of the site
Overhead Powerlines to the southwest with
required exclusion zone of 20 metres from the
centre of line to any dwelling.
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7.2 Site Context
The 4.71ha site is relatively flat in nature and fronts onto
Shackleton Road to the east. The lands are currently utilised
for agricultural purposes and are bound to the west and
south by existing agricultural lands, to the east by Shackleton
Road and to the north by a permitted residential
development that is currently under construction.

Figure 12 Site Context
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As outlined in section 6.1 above, the site is within easy walking
distance of a number of commercial and community facilities
including local shops, churches and schools. The native
hedgerows which define the existing field boundaries and are
part of the local green infrastructure network will be retained
where possible. The site will be accessed via a new entrance
on the R403 Shackleton Road which runs to the east of the
site. it is also proposed to include 2no. additional pedestrian
connections and cycleways along Shackleton Road.

7.3 Connections

7.4 Inclusivity

Connectivity is a main design principal of the proposed
scheme:
In the wider urban context, connectivity focuses on the
accessibility to the Shackleton Road, connecting the site to the
main street in Celbridge. The site benefits from excellent
access to the public transport network connecting the site to
Dublin City Centre, Lucan and Leixlip and University College
Dublin via the 67x bus route.

The proposed dwellings
offer a broad range of
accommodation choice,
in terms of both unit size
and configuration. Open
spaces are designed to
provide facilities for all
age groups and support
outdoor activities.

The proposed development allows for a pedestrian
connection to the permitted residential development
(Oldtown Woods Estate) to the north. This pedestrian
connection also complies with the design requirements of
KDA 3 which seeks to integrate the primary school site in to
the urban structure of the neighbourhood. The proposed
layout also provides opportunities to connect to both lands
to the west and south of the development site if developed in
the future.

The predominant form of development in the vicinity of the
site is semidetached and detached dwellings. It is proposed
as part of this application to introduce a wider range of
dwellings types and sizes to encourage a more varied
population and permit a greater level of mobility within the
local area, for example first time buyers, traders-down,
persons with disabilities, etc. A number of step down
apartment and duplex units are also provided for older
residents.

Pedestrian and cyclists’ connections are defined in three
locations fronting onto Shackleton Road, to the north, middle
and south of the boundary.

This will be achieved through the provision of one, two and
three bed apartments/duplex units, and two-, three- and
four-bedroom housing units comprising of terrace and semidetached units.
The proposed development will also contain a range of public
and private amenity space. This will include passive open
space evenly distributed through the scheme, active spaces
with a range of age-appropriate equipment.
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All apartment and duplex units will be provided with a patio
and/or balcony space, with each unit having a private amenity
space.
The design and layout of the proposed development will
meet the requirements of all relevant documents, in
particular Part M of the Technical Guidance Documents which
deal with accessibility and inclusivity. In this regard, the
design of the proposed development is also guided by the
principles of universal design. The proposed scheme has
been designed so that it can be accessed and used to the
greatest extent possible by all people regardless of their age,
size, ability or desirability.
All buildings are designed and sited to provide passive
surveillance of the public realm, including streets, paths and
open spaces.

7.5 Variety
In accordance with the zoning the proposed use is primarily
residential with the provision of the crèche. The focus
therefore is to provide a variety of homes for all age groups
to allow all-day activity in the neighbourhood.
All open spaces are designed to support social interaction to
create active neighbourhoods. Play Areas are also distributed
throughout the site to cater for various needs.
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Figure 13 landscape Plan

8. Development Principles
8.1 Design Approach

▪

The layout responds to the natural features that exist on site
with the hedgerows and trees retained and integrated into
the scheme where feasible.
A detailed in Section 6 of this report, while the site is ideally
located within Celbridge to add much needs variety to the
existing housing mix, there are number of site constraints
which inform how the site can be developed. A key principle
to the design was in ensure that all parts of the site were
included in the overall masterplan for the site including those
at risk of flooding and the exclusion area associated with the
overhead lines. While both these areas are suitable for
housing, we consider that the provision of open space
ensures that there is a viable, active use of these areas. For
this reason, these areas are included in the net developable
area of the site even though their use within the overall
scheme is restricted.

boundary, enabling the development of synergies
and improving access to and the viability of the
facility.
All other open spaces are located to progress
through the development and create a sense of
place and awareness for residents and visitors alike.
These open spaces are carefully positioned given
the existing site constraints and position of units on
site.

The strategy of the site layout evolved from a number of key
considerations including:
▪

▪

▪

Provide an active frontage onto Shackleton Road,
including an appropriately scaled land mark building
at the south east corner of the site.
The establishment of a Linear Park along the extent
of the existing Toolestown Stream to the north
which also allows for pedestrian and cyclists.
The decision to position the childcare facility in close
proximity to the entrance on the northern

Planning and Design Statement

March 2022

26

Figure 14 Site Plan

The proposed dwellings are orientated to overlook the open
spaces and create passive surveillance for these areas. To add
variety, the larger 3 to 4 storey building containing apartment
and duplex units are located along Shackleton to provide a
strong road frontage. The scale and massing of the proposed
landmark residential building at the southeast corner of the

site is considered appropriate in the context of the proposed
development and the adjacent, established residential use.

designed to accommodate use by children up to 12 years of
age.

These apartment and duplex units have been designed to
complement with the under-construction and permitted
units located to the north of the development site. The open
spaces vary with a mix of soft and hard landscaping to further
enhance the quality of life in the area. Distinct corner units
with individual features address the main corners along the
main streets and on the open spaces to provide
distinctiveness to the site.

The play areas contain a number of natural play objects such
as timber, steppingstones and beams. The play areas will be
designed to the highest safety standards. Features such as a
concrete seat walls will be provided within the open space
areas. Numerous grassed areas will be provided for informal
family play.

The proposed layout includes 152 no. residential units
comprising a mixture of 2, 3 and 4-bed semidetached and
terrace units as well as 1, 2 and 3-bed duplex/apartment
units. The net density is 32.5 units/ha which is in accordance
with the density standards for the site.

8.2 Amenity Provision
As noted above, the existing mature trees and hedgerows
form a strong north and south boundary and will be retained
and enhanced where possible to promote biodiversity. Along
the northern boundary, it is proposed to provide a linear park
along the full extent of the northern boundary. This area will
be for use by pedestrians and cyclists only and provides
potential connections through the lands to the north.
In addition to the passive open space provided, active play
opportunities are provided throughout the site with a
number of play areas and informal grassed areas located
throughout the site to accommodate such use. The play
spaces will benefit from passive surveillance and will be
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Figure 15 Extract from landscape Masterplan

Each dwelling house is provided with a private garden space
to the rear of the dwellings and each apartment/duplex unit
will have a private amenity space in the form of a
balcony/patio area.

8.3 Character Areas
The development includes Character areas, which evolve
naturally around the primary open spaces and create
neighbourhoods with their own distinctiveness.

Figure 17 Extract from Design Statement by MCA Architects

8.4 Softscape Strategy
The softscape strategy for the scheme has aimed to provide
a landscape structure of specimen trees, robust ornamental
shrubs and hedge planting to soften and compliment the
appearance of the built elements whilst also enhancing the
setting of the residential units.

Figure 16 Extract from Design Statement by MCA Architects

The inception of the approach has been to retain the site
assets where possible; the existing hedgerows and trees. Due
to the nature of their function, as agricultural field
boundaries, there has been minimal maintenance during
their lifetime to date. With consideration to their future use
as prominent landscape features for a new community,
appropriate tree works will take place to ensure successful
progression of the hedgerows takes place.
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The proposed softscape strategy also includes specifying
indigenous and pollinator friendly plant species where
appropriate.

8.5 Key Features
8.5.1

Linear Park

The Linear Park runs to the northern boundary of the subject
site. It is proposed to retain the existing hedgerows and trees
where possible and mange same to maximise their ecological
values given their proximity to the Toolestown Stream.
It is envisioned that the proposed Linear Park will provide an
active yet flexible use for that part of the site which is located
within the area at risk of flooding. Flood events are
uncommon in this location with the area being generally dry
and accessible. The Linear Park also forms part of an area
identified as ‘Local Park/Open Space’ in the Celbridge LAP.
The Linear Park provides an alternative cycle and pedestrian
footpath link from Shackleton Road terminating with a large
area of open space which includes play equipment at the
northwest corner of the site. The footpaths and cycleways will
include lighting columns and lead to larger park area with
play equipment. The Park area will include coloured asphalt;
edges bound by concrete kerbs and poured concrete paving.

Figure 19 Proposed Linear Park

Figure 18 Proposed trees and hedgerows
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8.5.2

Shackleton Square

Shackleton Square will naturally begin at the edge of
Shackleton Road through the pedestrian and cycle path
access. This square will consist of a formally laid out public
open space with specimen pollinator friendly tree species,
seat walls and formal clipped hedges. The area will also
provide play equipment. Shackleton Square will include buff
coloured asphalt; concrete seat walls and poured concrete
paving.

Figure 21 Proposed Adventure Playground

8.6 Traffic
A single vehicular access will be provided on the R403
Shackleton Road on the eastern boundary of the site. This will
include the provision of footpaths at 2m wide.
Vehicular routes through the site will be calmed through
various design measures including alignment, to reduce
traffic speeds, with horizontal and vertical deflections
introduced as required.

Figure 20 Proposed Shackleton Square

8.5.3

Adventure Playground

The Adventure Playground will consist of a large grass area
for informal play and active recreation. The area will provide
a public open space with high amenity and visual values, to
facilitate both active and passive recreation. The adventure
playground will consist of concrete block seat walls; soft fall
surfacing and mastic asphalt.
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A design speed limit of 30 km/hour has been applied
throughout the development in accordance with the Design
Manual for Urban Roads and Streets (function – local road,
context – neighbourhood, pedestrian priority).

9. Proposed Layout
9.1 Proposed Development/Phasing
The proposed development comprises the construction of
152 no. residential units comprising a mixture of 6 no. 4 bed
dwelling houses, 66 no. 3 bed dwelling houses and 48 no. 2
bed dwelling houses and 32 no. 1, 2 and 3 bed
apartments/duplex units consisting of 20 no. 2 and 3 bed
units in a 3 to 4 storey apartment/duplex building and 12 no.
1 bed maisonette units in 4 no. 3 storey blocks; A
creche/childcare facility; The provision of landscaping and
amenity areas scattered throughout the development
including an adventure playground, a linear park, a central
square and play equipment. The provision of 2 no. pedestrian
bridges over Toolestown Stream to connect into Oldtown
Woods Estate; and All associated infrastructure and services
including 1 no. vehicular access point on to Shackleton Road,
improvements to pedestrian footpath and cycleway along
Shackleton Road, upgraded pedestrian junction at Shackleton
Road and the R403, parking, lighting and drainage at
Shackleton Road, Ballymakealy Upper, Celbridge, Co. Kildare.
It is proposed to construct the development over one entire
phase.

9.2 Housing Mix/Proposed Density
A range of dwelling types and sizes and provided in the
scheme at densities appropriate to the location of the site.
These densities are in accordance with the relevant
Development / Local Area Plans and in line with Ministerial
Guidelines.
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The proposed development comprises the construction of
152 no. residential units, a creche, play areas and all
associated site development works with a density of 32.5
units per hectare which demonstrates an efficient use of the
site. The scheme, which will act as a natural extension to the
surrounding area, will provide a varied housing mix that will
contribute positively to the urban fabric of Celbridge.
House Type

No. of Units

4 bed House

6

3 bed House

66

2 bed House

48

1 bed apartment

12

2 bed apartment

10

3 bed apartment

10

Total

152

9.3 Schedule of Accommodation
A summary of the range of dwelling types and sizes proposed
is located in Figure 22 below. Please also refer to the Housing
Quality Audit by MCA Architects submitted as part of this preapplication.

Figure 22 Housing Quality Audit – General Summary
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9.4 Proposed Social Infrastructure
The proposed development makes provision for a crèche of
352.2 m² which will facilitate 42 no. childcare places. This
facility is located to the north of the site, in close proximity of
the site entrance which will allow for convenient accessibility.
The proposal includes parking for both staff and visitors as
well as a drop off area. A Childcare Assessment accompanies
this application and has fully considered the capacity of
existing childcare facilities and the proposed creche. It is
considered that the proposed creche will have more than
sufficient capacity to cater for the proposed development.
The existing social infrastructure in close proximity of the site
is identified in Section 6.4. The location of the site, within 1km
of the main street of Celbridge town centre, ensures an
adequate provision of essential services and amenities.
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10. Detailed Design
10.1 Materials Palette
The buildings will use materials, proportions, and features
that respect and enhance the existing local setting but
express it in a more contemporary way. Careful consideration
will be given to the individual housing clusters and
neighbourhood areas, balancing a palette of materials
comprising a mix of brick, white render, buff brick and slate,
that will offer a cohesive and mixed layout, whilst respecting
the existing houses within the locality.
Variations in roof profile, fenestration and elevational
treatments will ensure interest and variety throughout the
development
Materials have been selected with a view to longevity,
durability and low maintenance in line with Building
Regulations and include reference to BS 7543:2015 ‘Guide to
Durability of Buildings and Buildings Elements, Products and
Components’.

Figure 23 Types of Material Palette

10.2 Building Design Components
The external materials of the units were selected to have a
positive contribution to the locality. A proposed mix of
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render, slate roof tiles and beige/red brick will provide for a
contemporary development whilst respecting the existing
buildings adjacent to the site. The buildings will be
constructed of traditional construction methods, with
external materials selected for their durability. The placement
of materials (i.e. brick location), elevational treatment and
feature treatment will differ in various locations throughout
the site to create distinct character areas.

treatments will be applied to the full length of the homezones
combined with no kerbing to further indicate pedestrian and
cyclist priority.

Generous open space with landscaping will enhance the
overall design of the estate. The design of the buildings and
public space will facilitate easy maintenance.
There is a variation of unit type designs for this site. These
units are dispersed across the site to offer interesting
elevation treatment and avoid a monotonous ‘copy and paste’
approach.

10.3 Adaptability
All houses are designed in accordance with the “Quality
Housing for Sustainable communities” document. Houses in
the development can be easily adapted to the future needs
of occupants.
Provision has been made to extend in the attic or in the back
garden of properties.

10.4 Home zones
A Shared Space area is included in the proposed scheme
along one side of the central open space; pedestrians and
cyclists will have priority over vehicles on these shared
surfaces. Carriageway widths for the homezones will be 5m
with a footpath width of 2m. Different surface material
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Figure 24 Shackleton Square Homezone Area

10.5 Part V Proposal
Part V, s.96 of the Planning and Development Act (PDA) 2000
(as amended) applies to this application. As highlighted above
the proposed development will result in an overall
development of 152 no. residential units, therefore the
applicant is obliged to provide 30 no. residential units in
accordance with the 20% required by the Act.
In relation to Part V the applicant proposes to meet the sitespecific Part V obligation through the transfer of 30 no.
dwellings on site, specifically 11 no. 3 bed houses, 10 no. 2
bed apartments and 9 no. 1 bed apartments. These units are
dispersed in clusters throughout the proposed development.
An assessment of the ‘Part V Costs Methodology’ for the
proposed Part V houses is submitted as part of the preapplication documents.

liveable streets. Reduced corner radii and carriage widths
promote lower speeds on the shared surfaces. The
pedestrian / cycle paths provided offer the most direct routes
through the proposed development.
Further details of Compliance with DMURS can be found in
the DMURS Design Statement prepared by DBFL Consulting
Engineers.

Figure 25 Part V unit locations outlined in blue

10.6 Compliance with DMURS
The site layout has been designed to calm traffic naturally and
ensure low driving speeds within the development
minimising noise and air pollution. In addition, a range of
physiological and physical measures including varying
building lines, boundary treatments, street trees, frequent
crossing points and junctions, horizontal deflections, tighter
corner radii and shared surfaces have been adopted to
ensure appropriate traffic speeds within the proposed
development.
Changes of surface materials will inform drivers of a change
in the hierarchy and notify the drives of shared surfaces, and
raised tables are provided as pedestrian crossings. Shared
surfaces have been located on some streets to promote more
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11. Conclusion
This Planning and Design Statement provides an assessment
of the design approach of the proposed scheme having
regard to the relevant planning policy documents at national
and local levels, including in particular the Guidelines for
Planning Authorities on Sustainable Residential Development
in Urban Areas (Cities, Towns & Villages), the Urban Design
Manual – A Best Practice Guide and the Design Manual for
Urban Roads and Streets at a national level, and the 2017
Kildare County Development Plan and the 2017 Celbridge
Local Area Plan at a Local Planning Policy level. It is submitted
that the proposed SHD development is consistent with each
of these documents and will provide a positive and significant
contribution to the housing supply at Ballymakealy Upper in
Celbridge.
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12. Appendix 1 – Schedule of
Accommodation
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