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1.1  Executive Summary

1.2   Key changes in response to items raised:
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This DESIGN STATEMENT document has been prepared on behalf of 
Kieran Curtin, Receiver over certain assets of Maplewood Developments 
Unlimited Company (in liquidation and in receivership).

 The Client is seeking a SHD planning permission for the development 
of residential dwellings and associated community, amenity and 
infrastructural works through the SHD process. 

The subject site is circa 13.4 Ha and is the initial phase of proposed 
development on lands zoned KDA2 in the Celbridge LAP.  The proposed 
development is to provide circa 344 no. dwellings and associated public 
parks together with a crèche facility and a new Link road connecting to 
the Dublin Road and Shinkeen Road network and providing junctions to 
future phases of residential development on residential zoned lands and 
educational development on Community and Educational zoned lands.

This Design Statement set’s out the proposed design strategy and  
character of the development over 3no. Sections as set out below:

A.  STATEMENT OF RESPONSE

.  The section will demronstrate how the revised design has positively 
responded to:issues raised by both An Bord Plaenala and Kildare County 
Council in their opinion and through discussions at the tri-partitite meeting 
and in subsequant meetings with the local authority

B URBAN DESIGN STRATEGY

 This section will demonstrate how the revised scheme integrates 
with an overall development strategy for the KDA2 lands and meets the 
objectives of the Celbridge LAP, including the vision to provide for ‘a new 
residential neighbourhood, including primary and post primary schools and 
local parks that integrate with the surrounding community and townlands. 

C ARCHITECTS APPROACH

 This section will demonstrate how the proposed submitted scheme 
for this intial phase of development will deliver a coordinated, coherent 
and considered development which is compliant with all National and 
Local objectives and guidelines to create a sustainable residential 
community on the lands, which responds to the existing topography and 
urban context.

INTRODUCTION
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1.1 Executive Summary

Considered changes are proposed to the site layout and 
scheme design of this initial development in the KDA2 lands.

The design has responded to the significant constraints of 
flooding and archaeology identified after completion of 
the design and submission of Stage 02 Submission to ABP in 
November 2021:

The current design proposals have responded to the 
following:

 - Kildare County Council opinion to An Bord Pleanála 
following the Stage 02 submission dated 10.12.21

 - An Bord Pleanála opinions further to the SHD application 
ABP-311958-21 dated 02.03.22

 - KCC Hazelhatch Flood Study 2021 with regards to RPS 
drawing - E09CEL_DPFCZ001_F2_15

 - Archaeological Investigation & Study undertaken by IAC 
Archaeologists in December 2021 ref licence 21E0816 

 - Arborists report, review and feedback

 - Ecologist report, assessment and comments

This executive summary has been prepared to provide a 
synopsis of the following response document which sets out 
the key issues by Kildare CoCo and ABP in their opinion of 
the submitted residential scheme for lands at Ballyoulster, 
Cellbridge, Co. Kildare.

The proposed residential development of circa 344no. 
dwellings, together with a childcare facility, public open 
spaces, Link Road and pumping station has been revised in 
consideration of these issues and site constraints discovered 
within the KDA2 lands with regards to flooding and 
archaeology. 

(ii) Flooding
Kildare Count Council proposed a Flood Study for the 
Hazelhatch Area which was published in Jan 2021. The Civil 
Engineering Department in Kildare County Council brought this 
to the design teams attention as the analysis showed an impact 
on the KDA2 zoned lands, which the submitted scheme now 
needs to take into consideration. The area impacted is circa 
12,186 sqm/ 1.2 Ha to the south of the application site with 
Residential buildings not allowed within this area.

(iii) Archaeology
The applicant undertook an Archaeological Study of the 
application lands in 2021 prepared by IAC under license from 
the Dept. of National Monuments.

The consultants discovered an area of archaeological interest 
to the north section of the subject site and has advised that this 
area should be retained in situ and preserved. 

Residential development is limited in this area, in the interest of 
preservation of the archaelogical area of interest.

(iv) Revised Design Concept 
In consideration of these two studies and their impact on the 
development extents within the KDA2 lands, we suggest that 
the Design Concept diagram is revised to reflect this new 
information. 

The revised design concept would still reflect and deliver on the 
objectives and design parameters as set out in the LAP, which 
include: 

• Vision

• Movement / connections

• Landscape / Open Space

• Built Form

To create a coherent site strategy in response to the flood and 
archaeology site constraints, with consideration of Urban Design 
parameters of streetscape, enclosure and passive surveillance, 
we propose a revision to the open space strategy within the 
design concept drawing of the KDA2,

(v) Changes to The Stage 02 Submitted Scheme:

The following are key issues raised by both or one party which 
we have considered within this response:

1. Siting, Layout and Connections from the Dublin Road 

2. Character and typologies of Site C

3. Amenity offer with the Central Local Park

4. Encroachment on Educational zoned lands

5. Revised Design and Layout in response to Hazelhatch 
Flood Study 2021.

6. Proximity of Public Open Space to Site A

7. Crèche size

8. Integration with formal sports facilities of KDA2 School site

Additional items to be addressed include:

• Mobility, Parking & Construction Management Plans

• Water Services considerations

• Compliance to Space Standards

• Location and provision of Part V dwelling

The revised Design Concept looks to provide a necklace of 
Public Open Spaces or a series of Local Parks integrating with 
the Shinkeen Stream and its 10m riparian corridor. 

This sequence of connected public spaces will create a 
unique landscape setting and amenity offer within each 
Character Area, providing the residents with a mix of passive 
and active uaes, a distinct sense of place and a designated 
local park to integrate and enjoy within their community. 

The Revised Scheme takes into consideration the above site 
constraints and approach to the open space concept for the 
lands.
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1. Dublin Road Entrance: The entrance and alignment of the 
Link Road into the KDA2 lands from the Dublin Road is revised 
to provide a stronger Urban Design response to this entrance. 
The relocation of the road provides a stronger sense of arrival 
from the Dublin Road, provides a clear urban edge and 
frontage to both the Dublin Road and along the new Link 
Road. The Link Road or Avenue is realigned with the KDA2 
design concept to continue along the eastern boundary 
allowing for future connections to adjoining lands to the east 
and minimising the impact to the area of Archaeological 
interest to the south.

2. Site B: The proposed layout and organisation of Site B has 
been revised to provide a strong street edge to the new Link 
Road, a animated and robust form to the new Local Park 
to the south and secure the shared boundary to the west 
with adjoining residentially zoned lands within the KDA2. The 
proposed revision has also allowed for the future vehicular 
connection to the adjoining third party lands in the interests of 
community integration and forward planning.

3. Archaeology: The site layout has been revised in response to 
protecting and retaining an area of Archaeological Interest 
located within Site B. It is now proposed that this area is 
best suited as an amenity area of public open space with a 
unique landscape character. Please refer to the Landscape 
Architects section with regards to detailed considerations.

4. Revised POS Strategy: In response to recent findings 
relating to Archaeology and Flooding on the subject lands, 
it is proposed that the Public Open Space strategy for one 
central local park is revised to provide a necklace of Local 
Parks which can be delivered per phase of development 
within the KDA2 lands. This revision would meet the objectives 
of the LAP to deliver a public open space strategy structured 
around a variety of open spaces that provide for both 
active and passive recreation, with the retention of existing 
mature trees and the planting of new trees, integrating with 
the Shinkeen Stream as a landscape feature that includes a 
continuous pedestrian and cycle link along its bank.

Above: Stage 02 Submitted, Site Layout Plan
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1.2  Key changes in response to items raised:
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5. Revised Site C: Site C is revised and relocated central to the site, 
overlooking both local parks, the Skinkeen Stream and its riparian 
corridor and will provide a strong urban edge to the new Link 
Road which transverses the site, linking the Dublin Road and the 
Skinkeen Road, providing access to the new school site to the 
west of the KDA2 lands.

6. Riparian Corridor & Green Links: The 10m riparian corridor to 
a stream is consistent with IFI guideance for a watercourse of 
this scale and character. Footpaths and access can be allowed 
within this zone. An additional 10m setback has been provided 
from this riparian corridor to integrate greenlinks, cycle paths, 
public lighting and landscape thresholds in compliance with 
current IFI guidelines.

7. Flood Zone: In response to the Hazelhatch Flood Study 2021, 
an area within Site A has been identified as a flood zone. The 
scheme has been revised to remove all development from this 
zone. It is now proposed that this area is best suited as an amenity 
area of public open space with a unique landscape character 
and existing levels are retained. Please refer to the Landscape 
Architects section with regards to detailed considerations.

8. KDA2 Integrated Approach: As result of the Phase 1 site 
constraints i.e. Archaeology and Flood Areas it will not  be 
feasibility to provide formal play area within these zones. The 
proposed scheme has allowed for additional pedestrian and 
cycle connectivity from the Local Parks with the school to 
integrate and access these community amenities in the future. 
Please refer to the Landscape Architects section with regards to 
detailed considerations for all proposed open spaces.

Above: Stage 03 Design Developed Site Layout Plan
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1.2 Key changes in response to items raised:

OVERALL SITE STATISTIC OF REVISED SCHEME

Total Site Area:   13.4 Ha

Density:    35.5 units/ Ha 

Net Site area:  9.7 Ha

Total No. of Units:  344 no.
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STATEMENT OF RESPONSE

Kildare County Council’s relevant Opinion dated 13th 
December 2021 is highlighted in blue text box within this 

response document..

An Bord Pleanála [ABP-311958-21] relevant Opinion dated 
02nd March 2022 is highlighted in blue text box within this 

response document..

This Statement of Reponse looks to set out the revisions made 
to both the KDA2 design concept and development strategy 
for lands and demonstrates how the proposed amended 
deveopment has positively responded to:

1. the site constraints, particularly new flooding maps and 
archaeology findings on the site,

2. the issues raised by Kildare County Council in their opinion and 
in discussions following the tri-partite meeting and 

3. the Opinion of An Bord Pleanala received subsequent to the 
Tripartate meeting.

The revised proposal meets all objectives of the Celbridge 
LAP for the KDA2 lands, including the vision to provide for a 
new residential neighbourhood which will include primary and 
post primary schools and local parks that integrate with the 
surroundings.

(i) Responding to Opinion of Kildare County Council 

Key Architectural items

1. Compliance with local planning policy with regards to  
 zoning  and objective E:  Community & Educational. Layout

3. Revised Design Concept in response to Hazelhatch Flood  
 Extents Study 2021 (KCC)

3. Siting, layout and Connections from Dublin Road and  
 through the proposed scheme

5. Public Open Space Provision

8.  Architectural Design of Dwellings 

9. Creche Size

10. Car, Bike and Bin Storage Provision

(ii) Responding to Opinion of the Board

Key Architectural Items:

1. Compliance with local planning policy with regards to   
 objective E:  Community & Educational.

2. Amendment to the design in response to Hazelhatch Flood   
 Extents Study 2021 (KCC)

3. Siting, Layout and Connections from the Dublin Road

4. Future Development Potential of residentially zoned third-  
 party lands along the Dublin Road.

5. Public Open Space Provision

6.  Detailed Phasing strategy proposals for the development to   
 include all associated road and infrastructure works, public   
    amenity spaces, landscpaing and social infrastructure.

7. Taking in Charge plan clearly identifying areas intended to   
 be taken in charge by the local authority

8.  Architectural Design: Materials and finishes to the scheme
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1.1 Overview of the Proposed Link Road 

The subject site forms Phase 1 of the land allocated as ‘Key 
Development Area (KDA2)  - Ballyoulster’ within the Celbridge 
Local Area Plan 2017-2023. The land use zoning objectives for 
the KDA2 lands includes ‘C: New Residential’ which seeks ‘to 
provide for new residential development’ and ‘E: Community 
and Educational’ with the objective ‘to provide for education, 
recreation, community and health’. 

The lands zoned ‘E: Community and Education’ form the 
location for a new educational campus to provide 3 no. 
schools and associated development, being progressed 
separately by the Department of Education. The remainder 
of the KDA 2 lands will consist of residential and associated 
development, located on the ‘C’ zoned land, to be brought 
forward on a phased basis. 

As part of the Phase 1 development, the proposed access 
road connecting the site from the Dublin Road to the Shinkeen 
Road is located partly on lands zoned ‘E: Community and 
Educational’, with the remainder on lands zoned ‘C: New 
Residential’.

The proportion of the proposed application site which is subject 
to the ‘E’ Community and Educational land use zoning is 6% 
(0.9ha of 13.4ha). The access road is c. 1080m long from the 
junction on the Shinkeen Road to the junction on the Dublin 
Road, and c. 400m of the road is on the ‘E’ zoned lands. 

This is considered appropriate and in keeping with the land 
use zoning / KDA 2 objectives as the proposed Link Road is 
ancillary to the proposed residential development and the 
future educational development on the lands to the north. 

It will serve both the new residential development (including 
the currently proposed Phase 1 and future phases) and the 
lands reserved for the Department of Education / 3 no. schools. 

The proposals include pedestrian and cycle links along 
the Boulevard to serve the schools and the residential 
development, and it also includes 2 no. access points to the 
school lands.

2.1 Compliance with Local Planning Policy and 
Zone ‘E’ Lands Community & Educational

   Kildare County Council Opinion:

In the opinion of the Planning Authority, there are 
no objections to the principle of the provision of the 
residential units at this location. Considerations include 
the Core Strategy of the Kildare County Development 
Plan 2017 - 2023, Land use zoning as set out in the 
Celbridge Local Area Plan 2017-2023, along with 
Transportation Policy and Housing Policy. 

The site is zoned for C-New Residential/Infill and E 
Community and Educational. It is noted the residential 
element of the subject development is located on land 
area zoned C -New Residential/Infill. Within the land use 
zoning matrix, new residential is permitted in principle. 
The application as submitted has been assessed against 
specific policy and objectives of the Celbridge Local 
Area Plan 2017-2023 and Kildare County Development 
Plan 2017-2023.

However, there are concerns that the main internal 
access road for this residential development is 
primarily located within lands zoned ‘E’ Community & 
Educational. In addition some parking and public open 
space associated with the residential aspect of the 
development encroaches onto the land zoned E. 

As discussed in the Planning Report and Statement of 
Consistentcy which supports this application, the ‘Zone C’ and 
‘Zone E’ land use zoning do not preclude the delivery of roads 
and associated infrastructure on such lands and it is submitted 
that the LAP envisaged both land use zoning as being 
appropriate to accommodate such infrastructure.

The proposed link road, located on ‘C’ and ‘E’ zoned lands, is 
as envisaged within the Design Concept for KDA 2 lands in the 
LAP. 

 Thus, the LAP clearly provides for a road through the lands as 
provided for in this application. 

Above: Celbridge LAP Land Zoning Map with red line showing the 
extent of the development in the updated proposed application

An Bord Pleanála [ABP-311958-21] Opinion dated 02nd 
March 2022, 

Issue no. 2

Further consideration of the documents submitted, 
to include a detailed statement of consistency 
and planning rationale, clearly outlining how in 
the prospective applicant’s opinion, the proposed 
development complies with local planning policy, 
having specific regard to the zoning of part of the 
proposed development site as objective E: Community 
& Educational.
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1.2 Alignment  of the Proposed Access Road 
The alignment also reflects the requirements of DMURS and the 
site conditions (i.e. there would be engineering issues locating the 
junction to the Shinkeen Road further south due to existing access 
points onto the road).

Equally the length of road crossing the Zone E is circa 400m, which 
in the context of the link road strategy set out in the KDA Design 
Brief, is also circa 17% of the overall length of Link Roads  identified 
to serve and integrate with the wider Celbridge road network.

The Zoning Matrix within the LAP also stipulates that Uses other 
than the primary uses for which an area is zoned, may be 
permitted provided they are not in conflict with the primary use 
zoning objective. The proposed road is both supportive and 
complementary to the school use, give it will provide the only 
access to the schools in the future.

Section 12 of Celbridge LAP; Urban Design & Key Development 
Areas also notes that development proposals should conform 
with best practice urban design principles on the basis that well 
planned and integrated developments to enhance the town and 
its environs and improve the quality of life of all residents.

Section 12.2 of the LAP notes that the propose Design briefs were 
prepared to guide development in KDA2. These design briefs 
set out broad parameters for the future development of these 
areas. While principal access points and connections, key building 
frontages and public spaces should generally be regarded as 
fixed requirements, a degree of flexibility can apply. For example, 
access points from the main road network and key connections 
within the KDA will be required but the actual position of each 
connection could be altered subject to appropriate traffic safety 
considerations. 

We therefore conclude that the LAP clearly provides for both 
flexibility of alignment and position of the link roads through the 
lands as provided for within this application and it complies with 
the objectives of the LAP Design Brief to connect the Dublin Road 
and Shinkeen Road.  Extensive consultations have been held 
with the Department of Education and Skills who fully endorse 
the alignment and layout, including access points. The letter of 
support provided refers.

Above:  Celbridge LAP Land Zoning Map overlaid on the current layout showing the
   two different zoning areas, highlighted by a pink dashed line.

Above:Site Layout Plan drawing.  Dotted pink line highlights the alignment of zoning areas.
     Attenuation basins wthin Zone E land serve the link road and community services.

2.1   Compliance with Local Planning Policy and 
Zone ‘E’ Lands Community & Educational
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1.3 Ancillary Use of the Proposed Link Road 
The location of the proposed access road within the ‘E’ zoned 
lands has been discussed in the previous section, however, in 
addition, we note the following key points:’

• The access road will be ancillary development in respect to 
the proposed residential units on the ‘C’ zoned lands and 
the future schools development on the ‘E’ zoned lands

• Engagement is ongoing with the Department of Education 
to ensure the proposals for Phase 1 and the education 
campus are aligned

• Furthermore, the land reserved for the schools encompasses 
a larger area than identified in the LAP, and extending 
beyond that envisaged in the KDA 2 Concept Design, (from 
c. 6ha to 7.2ha) – incorporating lands previously identified in 
the LAP to extend the cemetery

• The Department of Education provided a letter of definite 
support submitted as part of SHD pre-application submission to 
ABP. This confirms the following:

 - “The Applicant has engaged with the DoE and that the 
DoE are satisfied the proposed site for the three school 
campus, as indicated on the Site Layout Plan and outlined 
in the Design Statement, is appropriately located and 
fulfils the DoE’s requirements. As part of this engagement 
the lands reserved for the school campus increased in size 
from the initial proposal of 6ha to the current agreed area 
of 7.2ha. The site is sufficient to allow for potential future 
expansion/increased capacity within the schools should 
the need arise.” 

• It is considered that the proposed link road is consistent with ‘E’ 
zoned lands having regard to the following:

 - Table 13.3 of the LAP does not expressly exclude the 
proposed access road or describe it as a land use which is 
not permitted.

 - Section 13.4 of the LAP states that uses other than the 
primary uses for which an area is zoned may be permitted 
provided that they are not in conflict with the primary 
use zoning objective. This infers that the proposed access 
road is not in conflict with the stated land uses and would 
be acceptable in principle and therefore not in material 
contravention of the LAP / land use zoning objective. ‘In 
addition, any application for schools or other community 
infrastructure would, practically speaking, require the 
provision of road and other services infrastructure as 
part of that proposal. To infer that the community zoning 
precludes such ancillary infrastructure is impractical and 
unworkable’.

 - As set out above, the proposed link road is ancillary to the 
proposed residential development and is not what might 
be termed as a ‘primary’ use which is in conflict with the 
E zoning. In other words, ancillary infrastructure which will 
facilitate the residential development on the lands with 
the C Zoning does not materially contravene the E zoning 
as it is a secondary or incidental use and will also facilitate 
future development in that E zoning

 - As noted above, the Department of Education confirmed 

2.1 Compliance with Local Planning Policy and 
Zone ‘E’ Lands Community & Educational

that the location of the road and the proposed 
education campus site are acceptable to them as 
part of detailed discussions to date:

 - ”The DoE has been consulted on proposed layout 
of the access road and is supportive of it’s delivery, 
as it will provide important infrastructure to serve the 
school campus site, including pedestrian and cycle 
links. Set down spaces/parking for the schools will be 
accommodated within the lands reserved for the 
school campus.”

• For these reasons, the proposed development continues 
to accord with the definition of SHD in the 2016 Act 2016 
insofar as that refers to the development of 100 or more 
houses on land zoned for residential use or for a mixture of 
residential and other uses. The link road will be an ancillary 
use that will facilitate the residential development with 
all the residential units located on lands subject to the C 
zoning. 

• Furthermore, there is no such reference in s.3 of the 2016 
Act or any statutory requirement that all ancillary works 
that facilitate a residential development that otherwise 
comes within the scope of SHD must be on land zoned for 
residential use or for a mixture of residential and other uses. 
All that is required is that the residential units (referred to as 
‘houses’) must be on lands so zoned.

KDA2 lands

Zone E
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2.2 Amendment to the design in response to 
Hazelhatch Flood Extents Study 2021 (KCC)

 

 Kildare County Council Opinion:

The application is accompanied by a Site Specific 
Flood Risk Assessment, this SSFRA was completed in the 
absence of the Hazelhatch Flood Study, completed in 
late 2020 and published in January 2021, it will shortly be 
incorporated as a revision to the information contained 
within the OPW’s CFRAM maps. These maps show a 
significant part of the area identified as Site A within the 
scheme that would be impacted by a 1% Fluvial AEP 
Event (1 in 100 year Flood) or Flood Zone B. This identified 
flood extent will likely necessitate a revised design and 
layout in this area.

The submitted proposal now reflects the findings of the 
Hazelhatch Flood Extent Study (2021) prepared jointly by KCC 
and OPW which was made available to the applicant in 
October 2021’.This has impacted on the layout and extent of 
development proposed on the site. 

The Celbridge LAP includes a Design Brief for KDA 2 to guide 
development and sets out a vision and broad parameters 
for the future development of the land. This Design Concept 
formed the site strategy for the submitted scheme; however, 
given the constraints of archaeology and flooding the KDA2 
Design Concept diagram needs to be amended.

An Bord Pleanála Opinion

issue no. 1

Further consideration of, and possible amendment to the 
drawings and design proposals submitted, having regard 
to the findings of the Hazelhatch Flood Extents Study 
2021 (KCC) and the impacts on the layout and extent 
of development proposed on the site. A revised Site-
Specific Flood Risk Assessment should accompany the 
application which has full regard to the provisions of the 
Planning System and Flood Risk Management Guidelines 
for Planning Authorities in this regard.

Above: Celbridge LAP:  KDA2 Design Concept diagram
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The adjacent overlay of the KDA2 Design Concept and the 
Hazelhatch Flood Study 2021 illustrates the extent of potential 
flooding on the proposed site in the area Zoned ‘Residential’, 
which required a reorganisation of the public open spaces to 
accommodate the areas flooded. 

A revised Site-Specific Flood Risk Assessment accompanies this 
application which has full regard to the provisions of the Planning 
System and Flood Risk Management Guidelines for Planning 
Authorities in this regard.

Urban design parameters of layout, connectivity, amenity, edges 
and enclosure have been be reviewed in response to the new 
flooding constraints, to ensure the development of the lands 
continues to create a coherent site response and design strategy 
for the KDA 2 lands, whilst still ensuring to meet the key objectives 
identified in the LAP

Hazelhatch Pluvial Floor Extents 2021

Hazelhatch Flood Study 2021 RPS drawing - E09CEL_DPFCZ001_F2_15

2.2 Amendment to the design in response to 
Hazelhatch Flood Extents Study 2021 (KCC)
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2.2 Amendment to the design in response to 
Hazelhatch Flood Extents Study 2021 (KCC)

SITE A

SITE B

SITE C

IAC Archaeology Geophysical survey of lands at Ballyoulster,the highlighted area indicates a concentration of 
significant archaeology in the northern site, AA1.

In October 2021 following preliminary site investigation by 
geophysical scan of the entire site, IAC Archaeologists established 
that there was potentially some archaeological findings on the 
site, with a particular concentration on Site B [site to the north], 
referenced to as AA1.

Following consultation with National Monuments Service and upon 
receipt of an Archaeological licence [21E0816], IAC undertook 
detailed investigations by means of a series of trenches, using a 
mechanical excavator fitted with a flat grading bucket. The trenches 
targeted geophysical anomalies and testing arable land to fully 
investigate the archaeological potential of the site

The archaeological features identified during the course of two 
phases of  test trenching are located across the area of the submit 
site. Testing revealed 13 areas of archaeological significance AA1-
AA13. Please note that AA8 and AA9 lie outside the boundary of the 
current scheme. 

The largest site identified was AA1 which comprises of a possible 
medieval enclosure/settlement with multiple ditches and pit, AA2 
comprised a ring-ditch of probable prehistoric date. The remaining 
archaeological areas consisted of pit clusters of possible medieval 
date as well as isolated pits, kilns and hearths. 

 IAC Archaeologists have advised that the significant area in and 
around AA1 should be preserved in place. All other areas (AA2-
AA13) should be recorded, excavated and removed.

As result of these findings, it is proposed that a suitably landscaped 
public open park is located at AA1 so to retain the findings in place. 
The Link Road from the Dublin Road should also be re-positioned 
along the eastern boundary of Site B to minimise its impact of the 
archaeology of AA1

IAC Archaeologists have submitted their preliminary report and 
findings to National Monuments and a meeting was held with the 
NM to agree the approach to mitigation measures. 

Archaeology Study 2021  
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Amended Design Concept

We assessed, in the first instance, the impact both constraints of 
archaeology and flood would have on the Design Concept drawing 
within the KDA2. We note that these 2no. areas containing the 
archaeology of AA1 in Site B and the flood in Site A will need to 
be retained as public open spaces, in the interest to preserve and 
protect the area of archaeological interest identified by IAC, and 
to equally preserve and not impact the existing flood area from the 
Hazelhatch study.

The amended Design Concept drawing shows the expanse of open 
spaces, should the central local park be retained in addition to the 
area of Archaeological Interest and Flooding. It is apparent from this 
diagram that the extent of open space would negatively impact the 
community and integration within the KDA2 lands. The development 
parcels to the west and north of the KDA2 lands would be heavily 
segregated from adjoining character areas by the expanse of open 
spaces. The scheme would struggle to create any sense of enclosure 
or active edges to the wide parkland setting. 

If all of these open spaces were retained as part of the revised 
Design Concept, then the Public Open Space provision requirement 
for the residential development of these lands would have increased 
to in excess of 30% of the gross Development Area. This unequal 
provision would remedy the lands unsustainable in terms of land 
efficiency and have a negative impact on the over all layout of the 
KDA2 lands.

Additionally, the impact of an increase public open space provision 
above the required 15%, would also impact future dwelling types. 
Traditional 2 storey houses would naturally decrease in quantum to 
be replaced with a mix of 4-5 storey apartment blocks which would 
be required to deliver minimum densities across the lands.

Amended KDA2 Design Concept diagram showing POS strategy of retaining both the Central Park with Flood and Archaeology 
Areas.

2.2 Amendment to the design in response to Hazelhatch 
Flood Extents Study 2021 (KCC)
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Proposed Revised Design Concept for the KDA2 Land, with Open spaces indicated in the area of effected 
by flooding.

Revised Design Concept for KDA2 Lands

To create a coherent site strategy in response to the flood and archaeology 
site constraints, with consideration of Urban Design parameters of streetscape, 
enclosure and passive surveillance, we propose a revision to the open space 
strategy within the design concept drawing of the KDA2,

The adjacent revised Design Concept strategy would clearly deliver on the 
objectives of the KDA2 lands and actively incorporates ‘the Shinkeen Stream 
as a landscape feature that includes a continuous pedestrian and cycle link 
along its bank, structured around a variety of open spaces that provide for 
both active and passive recreation, with the retention of existing mature trees 
and the planting of new trees along the Ballyoulster/Loughlinstown townland 
boundary.”

A necklace of Local Parks would be provided within each Character Area 
of circa 100-200 dwellings, as the KDA2 lands are developed in phase. Each 
public space would include existing hedgerows and mature trees, footpaths, 
green links, landscaping and a variety of play spaces within this growing 
community in compliance with the LAP objectives for the lands.

This approach should also remediate the Local Authorities concerns regarding 
the amenity value afforded by the previously proposed pocket parks  and 
in particular within Site A which would now be afforded a Local Park within 
its Character Area, connecting it to the permeable series of open spaces 
along the Shinkeen Stream and across the KDA2 lands through a network of 
greenlinks and local parks that are in proportion to their phased development

The revised Design Concept strategy responds to all the key objectives for the 
KDA2 lands which includes:

• Continuous routes through the KDA that connect to surrounding areas with 
a road connection from the Loughlinstown Road to the R405/Hazelhatch 
Road in the longer term.

• Integration of the primary and post primary school sites. 

• Landmark / feature / nodal buildings should be provided for legibility and 
to reinforce the proposed hierarchy of streets and spaces.

• Provide a permeable network of pedestrian and cycle friendly streets and 
spaces that incorporate existing site features such as the Shinkeen stream 
and existing mature trees will be required.

2.2 Amendment to the design in response to Hazelhatch 
Flood Extents Study 2021 (KCC)
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2.2 Amendment to the design in response to 
Hazelhatch Flood Extents Study 2021 (KCC)

DEVELOPMENT STRATEGY 

To ensure the proposed development conforms with best 
practice urban design principles, on the basis that well planned 
and integrated development will enhance the town and its 
environs and improve the quality of life of its residents, the 
revised sought to respond and meet the key objectives as set 
out in the KDA2 design brief. 

The design brief for the KDA2 set out broad parameters for the 
future development of these areas, following an initial appraisal 
of the area in relation to its urban and landscape setting.

The Revised Scheme responds to all the key parameters for the 
KDA2 lands which included Vision, Connectivity; Landscape & 
Spaces and Built Form 

Vision:

The revised scheme will provide the initial phase of 
development for a new residential neighbourhood, including 
delivery of key infrastructure to provide access to the future 
primary and post primary schools. The revised scheme will 
provide a series of local parks that integrate with its surroundings 
whilst having its own unique character and a strong sense of 
place.

In response to flood and archaeological site investigations, 
it is proposed to provide a series of local parks which are 
connected like a necklace of public spaces along the Skinkeen 
Stream. These public spaces will respond to their relevant site 
constraints and opportunities to provide a unique sense of place 
within their residential Character Area.  

With this revision, the residents of each Character Area or Site 
will now be adjacent to their local amenity or public spaces, 
which responds to one of the Local Authorities concerns 
regarding proximity. 

Each Local Park is connected to the Skinkeen Stream public 
realm, a green link which integrates with an overall landscape 
strategy to this linear riparian corridor within the heart of the site. 
Please refer to the Urban Design Strategy in Chapter 3 for further 
information.

Overall Development Strategy diagram envisaging the LAP objectives and Urban Design parameter of KDA2 lands
Redline boundary outlines the proposed application site of 344no. units within an inital phase of development.
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An Bord Pleanála [ABP-311958-21] Opinion dated 02nd 
March 2022, 

Specific Information item no. 4

A rationale for the siting, design and layout of the proposed 
entrance from the Dublin Road, having regard to the status 
and function of the proposed boulevard serving this wider KDA 
and key community and educational uses for the town.

Specific Information item no. 6 

6. A report responding to the matters raised in the report of 
the Kildare County Council Transportation Department dated 
25/11/2021. The report shall include, inter alia, the following:

b) Proposals to address the lack of pedestrian and cycle 
facilities along the Dublin Road.

 

 Kildare County Council Opinion:

   Specific Information item no. 1

Whilst the planning authority note the site configuration is 
complex and is difficult to create a high quality layout. There 
are a number of serious concerns that need to be addressed in 
terms of layout.

The layout at the entrance off the R403 is very poor and does 
not create a strong and positive sense of arrival.

The proposed entrance off the R403 is poor. This area needs 
further consideration, as at present the entrance is defined by 
the gables of two blocks and should have a stronger urban 
design solution, with façades that are orientated or address the 
adjoining incidental open spaces.

Poor layout in the southwestern corner of site B adjacent to the 
open space area, a higher degree of passive surveillance is 
required. A pedestrian/cycle access to the school lands should 
be provided for at this poin.

2.3 Siting, Layout and Connections from Dublin Road  
and through the proposed scheme

The submitted scheme has been revised in response to KCC opinion that the proposed entrance is poorly defined with the 
gables of two blocks orientated to address incidental open spaces.

The proposed link road, and associated junction to the Dublin Road, has been relocated further east towards the boundary of 
the KDA, which will allow for future access to the link road from the adjoining lands and is consistent with the design parameter 
and concept of the KDA2. 

A strong street-scape if proposed with the location of a terrace of 3 storey duplex units to the Dublin Road. This block is setback 
circa 8m from the back of footpath to the Dublin Road providing a generous threshold and landscape buffer for the future 
residents of the building. The siting of the block also takes consideration of a wayleave for services 

Above: Photomontage prepared by Modelworls towards the Dublin Road Entrance providing a gateway corner block and active 
frontages to a new pedetrian and cycle path behind the existing hedgerow.
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“Poor layout in the southwestern corner of site B adjacent to 
the”open space area, a higher degree of passive surveillance is 
required. A pedestrian/cycle access to the school lands should be 
provided for at this poin.”

The submitted scheme has been revised in response to KCC opinion 
that the proposed entrance is poorly defined with the gables of two 
blocks orientated to address incidental open spaces.

The proposed link road, and associated junction to the Dublin Road, 
has been relocated further east towards the boundary of the KDA, 
which will allow for future access to the link road from the adjoining 
lands and is consistent with the design parameter and concept of 
the KDA2. 

A strong street-scape is proposed with the location of a terrace of 
3 storey duplex units to the Dublin Road. This block is setback circa 
8m from the carriageway of the Dublin Road providing a generous 
threshold and landscape buffer for the future residents of the 
building. 

A 3 storey corner building is proposed as a gateway or nodal 
element at the entrance to the lands. This block will orientate the 
visitor and provide an active frontage to both the Dublin Road and 
the new Link Street / Boulevard.

Through consultation with KCC, the pedestrian path and dual cycle 
path is located behind a deep landscaped buffer of circa 5m, 
which also contains the existing hedgerow to the Dublin Road.

The siting of the block also takes consideration of a wayleave for 
services connecting to the adjoining factory to the west of the 
subject site.

A new character area is proposed to west of the link road, provided 
with 2no. access points in line with best practice of DMURS. The 
proposed siting and block layout of the dwellings provides a strong 
animated street frontage to the new Link Road and secures the 
western boundary with private gardens backing onto the existing 
hedgerows. 

In response to KCC concerns,regarding passive surveillance a  
fourth block is orientated to provide a strong edge and form to the 
local park and gives a sense of enclosure to this character area. 
Generous wide linkages for pedestrians and cyclists’ are provided 
from the street through the park which provides a shared amenity 
for residents.

2.3 Siting, Layout and Connections from Dublin Road 
and through the proposed scheme

Existing Hedgrow Retained

Proposed Site Layout Plan : Site B to the Dublin Road highlighting Robust Forms, Legibility & Connectivity

Potential Future Access
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2.3   Siting, Layout and Connections from Dublin Road and 
through the proposed scheme

 

 Kildare County Council Opinion:

    Specific Information item no. 1 / 3

Whilst the planning authority note the site configuration is complex 
and is difficult to create a high quality layout. There are a number 
of serious concerns that need to be addressed in terms of layout.

Layout to be reconfigured to have full regard to flooding potential 
on site.

Layout to have full regard to the potential for  archaeology in the 
area

Poor layout in the southwestern corner of site B  adjacent to 
the open space area, a higher degree of passive surveillance is 
required. A pedestrian/cycle access to the school lands should be 
provided for at this poin

A more significant central open space area as per original KDA is 
necessary.

The linear open space area along the Shinkeen stream should be 
widened to create broader linear park.

Proposed Revised Design Concept for the KDA2 Land, with Open spaces indicated in the area of effected 
by flooding.

Initial Phase
of KDA2 lands

The submitted scheme has been revised in response to KCC opinion that the 
layout had a number of serious concerns that needed to be addresses and 
should now be reconfigured to have full regard to the flooding potential of 
the site as estimated within the KCC Food Study 2021.

The boundary for this initial phase of development within the KDA2 lands 
has thus been redefined and consolidated in response to the revised Design 
Concept diagram which takes consideration of the Flood Study 2021 and the 
protections of archaeology in area AA1 (2021) as described previously in this 
report. 

LAYOUT & LEGIBILITY

The revised scheme will provide the main vehicular access points to the site, 
creating a continuous route from the Dublin Road, transversing the KDA2 
lands and connecting with the Shinkeen Road to the west. Two junctions 
are proposed along this shared distributor or Link Road to allow for future 
connections towards the Loughlinstown Road and the surrounding areas 
and two additional junctions are proposed to serve the future schools 
site on Education and Community zoned lands. The carriageway of the 
proposed new link road is 6.5m in width as requested by the Local Authority to 
accommodate the expectant movement of buses serving the school site.
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2.3   Siting, Layout and Connections from Dublin 
Road and through the proposed scheme

The development reflects and integrates with the established pattern 
of development in the area. A mix of housing types that range 
from two to three storeys in height is proposed offering a variety of 
dwelling types of 1,2,3 and 4 bed homes. The proposed scheme looks 
to provide a vibrant and sustainable community responding to the 
demographics of the growing town of Cellbridge.

EDGES & ENCLOSURE

Nodal or feature buildings are provided to the entrance of prominent 
routes and at key junctions of both the Dublin Road and the Shinkeen 
Road. The community building of the Creche is located at the 
entrance to the site from the Shinkeen Road. This will be a colourful 
building which addresses the new Link Road, providing a strong sense 
of identity and legibility to the scheme.

Along the tree line Boulevard, the Green Link of  a dual cycle path 
and pedestrian promenade leaves the alignment of the streetscape, 
crosses the Shinkeen Stream and turns to follow the  watercourse 
alignment north and south through the KDA2 lands. A 3 storey block 
rises and turns to open onto this key pedestrian junction, providing 
legibility of a public way through and providing a strong streetscape 
to the boulevard and linear park.

Transport Objectives within the Cellbridge LAP

Site Strategy of Revised Layout highlighting the Built Form which create street edges and enclosure to open space

*

*

*SITE A

SITE C

Adjoining 
site zoned 
residential

SITE B

Reserved 
School SIte 7.2H

CGI ViewCGI View
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2.3 Siting, Layout and Connections from Dublin Road 
and through the proposed scheme

To the Dublin Road, a robust terrace block creates an active 
frontage to the Dublin Road, where dwellings are accessed directly 
from the public realm. Its building line is pushed forward passed 
those of the adjoining factory buildings addressing the street to 
create a new urban response to the Dublin Road and reinforce 
the hierarchy of this street and neighbourhood within Cellbridge 
town. Again, this block rises and turns to open onto this key junction 
providing legibility of a gateway into the KDA2 lands and providing 
passive surveillance to the public realm.

Throughout the scheme, blocks orientate, overlook, and are 
accessed from the street and green links which weave through the 
site. The buildings provide enclosure to a sequence of local parks 
and public spaces, deliver active frontages, terraces and doorways 
which animate the streets and pathways, provide important 
passive surveillance to the public realm and create a strong urban 
streetscape to the Link Road and this new residential development.

In response to KCC concerns that the open space to the 
southwestern corner of site B should have a higher degree of passive 
surveillance, we have amended to scheme and provide a 3 storey 
triple aspect terrace which actively overlooks this local park on all 
4no. sides. Dwellings are accessed at ground level from the ‘The 
bookend elevation’ of the terrace ensuring activity within the local 
park and continuous passive suveillace from the dwellings that 
overlook the space from the north and south of the park.

.- A pedestrian/ cycle access to the school lands should be      
provided for at this point

The scheme layout was revised in response to the Archaelogy 
finding and in consultation with our consutlants, the dual cycle lane 
will transverse this park and will be raised above existing ground 
level so to protect and retain the findings in place.

The movement of the greenlink through the Local Park allows for a 
future connection to the school site by foot or bike from this Local 
Park. The Department of Education & Skills does not have a final 
layout for the school lands,however we identified an appropriate 
locationfor this application. We note that this park is proposed to be 
Taken in Charge by the Local Authority and so this can be delivered 
through agreement with the Council  if required. 

View across Site B, Local Park responding to the Archaelogy constraint. Public Space and green links is overlooked by bookend terrace.
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2.3 Siting, Layout and Connections from Dublin Road 
and through the proposed scheme

GREEN NETWORK & CONNECTIONS

The site strategy creates a green network across the lands, in line with the 
vision of the KDAs parameters. Existing hedgerows are retained, reinforced and 
integrated into the open spaces and the residential development areas. The 
site layout looks to create primary and secondary pedestrian linkages across 
the site, towards the schools, community & creche facilities, new residential 
areas and connecting with adjoining existing neighbourhoods where possible.

Public Open Space provision within LAP is suggested at 15%.  The network 
of open spaces will provide over 2h of public amenity accommodating 
local parks, playgrounds, kick-about spaces, ecological areas, gardens and 
detention basins to create a coordinated landscape and Sustainable Urban 
Drainage Systems for the residential phases of development. 

The three new residential character areas (Site A, Site B and Site C) are 
each characterized by an adjoining Local Park which will provide for both 
active and passive recreation. Formal play and football pitches cannot be 
accommodated within these local parks due to the existing site features of 
archaeology and flood areas which must be retained, but active kick about 
spaces and play areas are proposed within each character area. Please refer 
to BSLA Landscape drawings and reports for further detail on the amenity 
provision within each character or site area.

SITE A

SITE B

SITE C

Site Strategy of Revised Layout highlighting the Green Network of open spaces responding to Flood & Archaelogy findings

Local Park 
responding 

to Flood 
Study

SITE A

SITE C

SITE BAdjoining 
site zoned 
residential

Local Park 
responding 
Archaelogy

Local 
Park

Reserved 
School SIte 7.2H

Character Areas defined by Landscape Strategies reponse to site context & constraints
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2.3 Siting, Layout and Connections from Dublin Road 
and through the proposed scheme

“A more significant central open space area as per original KDA is 
necessary.”

The Amended Design Concept drawing prepared and included 
within this report, outlined the expanse of open spaces, should a 
more significant central open space be necessary in addition to 
the Local Parks provided to retained the Area of Archaeological 
Interest and Flooding Area. It is apparent from this diagram that the 
extent of open space would negatively impact the community and 
integration within the KDA2 lands. 

The development parcels to the west and north of the KDA2 lands 
would be heavily segregated from adjoining character areas by the 
expanse of open spaces. The scheme would struggle to create any 
sense of enclosure or active edges to the wide parkland setting. 

If all of these open spaces were retained, then the Public Open 
Space provision requirement for the residential development 
of these lands would increase far in excess of 30% of the gross 
development area. 

This unequal provision would remedy the lands unsustainable in 
terms of land efficiency; it would have a negative impact the 
overall layout of the subject site as building would struggle to 
provide any sense of enclosure or urban context within the expanse 
of open spaces and the viability of the scheme would be jepordisd 
as the typologies would need to be predominantly apartment 
buildings to achieve the national density guidelines of 35upH on the 
lands.

“The linear open space area along the Shinkeen stream should be widened to create broader linear park.”

The Riparian Promenade, which follows the watercourse of the Shinkeen Stream north-south through the subject site, links the 3no. Local Parks within the development as it weaves its way north 
towards Donaghcumper. The Shinkeen Stream has been totally incorporated into new development as a landscape feature which includes a riparian ecological corridor of 10m wide from the top of 
its banks on both sides of the stream.

A median zone of another 10m is reserved for a continuous pedestrian and dual cycle link which connects with the school site to the south and links north to the Dublin Road . This green corridor or 
linear park includes natural landscaping, diffused public lighting to protect the mammals and  will enhance the ecological value of the stream. We have liaised with our Ecologist and the Inland 
Fisheries Ireland to confirm requirements and best practice for a watercourse of this nature and specific context. 

The outerzone or development zone of this corridor is set 20m back from the banks of the stream. No built forms, parking or roads are located within the median zone and in line with IFI guidance, the 
median zone is reserved for amenity and sustainable drainage uses. Please refer to BSLA landscape strategy, Site Sections and reports for further information and detail. 

View across SiteC and the Shinkeen Stream riparian corridor with the public realm and greenlink overlooked by active frontages of terraces
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1. Dublin Road Entrance: The entrance and alignment of the 
Link Road into the KDA2 lands from the Dublin Road is revised to 
provide a stronger Urban Design response to this entrance. The 
relocation of the road provides a stronger sense of arrival from 
the Dublin Road, provides a clear urban edge and frontage to 
both the Dublin Road and along the new Link Road. The Link 
Road or Avenue is realigned with the KDA2 design concept 
to continue along the eastern boundary allowing for future 
connections to adjoining lands to the east and minimising the 
impact to the area of Archaeological interest to the south.

2. Site B: The proposed layout and organisation of Site B has been 
revised to provide a strong street edge to the new Link Road, a 
animated and robust form to the new Local Park to the south 
and secure the shared boundary to the west with adjoining 
residentially zoned lands within the KDA2. The proposed 
revision has also allowed for the future vehicular connection 
to the adjoining third party lands in the interests of community 
integration and forward planning.

3. Archaeology: The site layout has been revised in response to 
protecting and retaining an area of Archaeological Interest 
located within Site B. It is now proposed that this area is best 
suited as an amenity area of public open space with a unique 
landscape character. Please refer to the Landscape Architects 
section with regards to detailed considerations.

4. Revised POS Strategy: In response to recent findings relating 
to Archaeology and Flooding on the subject lands, it is 
proposed that the Public Open Space strategy for one central 
local park is revised to provide a necklace of Local Parks 
which can be delivered per phase of development within the 
KDA2 lands. This revision would meet the objectives of the LAP 
to deliver a public open space strategy structured around a 
variety of open spaces that provide for both active and passive 
recreation, with the retention of existing mature trees and the 
planting of new trees, integrating with the Shinkeen Stream as 
a landscape feature that includes a continuous pedestrian and 
cycle link along its bank.

Key changes in response to items raised:

Above: Stage 02 Submitted, Site Layout Plan

Willow Crescent

2.3 Siting, Layout and Connections from Dublin Road 
and through the proposed scheme
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2.3 Siting, Layout and Connections from Dublin Road 
and through the proposed scheme

Proposed Scheme:  Revised Site Layout Plan 
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RESERVED SCHOOL 
SITE 7.2ha.

SITE_A

SITE_C

SITE_B

OVERALL SITE STATISTIC OF REVISED SCHEME

Total Site Area:   13.4 Ha

Density:    35.5 units/ Ha 

Net Site area:  9.7 Ha

Total No. of Units:  344 no.

1. Revised Site C: Site C is revised and relocated central to the site, 
overlooking both local parks, the Skinkeen Stream and its riparian 
corridor and will provide a strong urban edge to the new Link 
Road which transverses the site, linking the Dublin Road and the 
Skinkeen Road, providing access to the new school site to the 
west of the KDA2 lands.

2. Riparian Corridor & Green Links: The 10m riparian corridor to 
a stream is consistent with IFI guideance for a watercourse of 
this scale and character. Footpaths and access can be allowed 
within this zone. An additional 10m setback has been provided 
from this riparian corridor to integrate greenlinks, cycle paths, 
public lighting and landscape thresholds in compliance with 
current IFI guidelines.

3. Flood Zone: In response to the Hazelhatch Flood Study 2021, 
an area within Site A has been identified as a flood zone. The 
scheme has been revised to remove all development from this 
zone. It is now proposed that this area is best suited as an amenity 
area of public open space with a unique landscape character 
and existing levels are retained. Please refer to the Landscape 
Architects section with regards to detailed considerations.

4. KDA2 Integrated Approach: As result of the Phase 1 site 
constraints i.e. Archaeology and Flood Areas it will not  be 
feasibility to provide formal play area within these zones. The 
proposed scheme has allowed for additional pedestrian and 
cycle connectivity from the Local Parks with the school to 
integrate and access these community amenities in the future. 
Please refer to the Landscape Architects section with regards to 
detailed considerations for all proposed open spaces.
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A mix of typologies is proposed within Site B area providing 1,2 and 
3bed apartment or duplex units with generous private amenity spaces, 
together with 3bed 2 storey housing to the western boundary. This 
Charachter Area contains a Local Park which will provide a shared 
public amenity for the residents of Site B and the adjoining thrid party 
lands along the Dublin Road. 

In response to item no.5 of ABP opinion above, the proposed layout to 
Site B has taken the future development potential of the adjoining site 
into consideration. The street layout of this character area can provide a 
future connection to the adjoining lands to the west, which form part of 
the KDA2 lands.

This adjoining site is not in the ownershop of the applicant and is 
part Zoned for Residential Uses and part Zoned for Educational and 
Community Uses. The amendment to this area of the site is in response 
to both KCC and ABP considerations that the future access and 
development of these lands should be taken into consideration within 
the proposed scheme. 

A feasibility or capacity study has also been undertaken by OMP for 
these lands in the adjoining drawing. This shows an indicative layout 
of how the proposed layout on Site B does not negatively impact the 
development of the adjoining lands but works to support and unlock 
these lands into the future. 

We suggest that the adjoining lands should look to integrate with this 
character area iof Site B and provide a similar urban response and street 
frontage to the Dublin Road extending the cycle lane and footpath 
behind a 5m landscaped buffer.

The proposed scheme provides housing with private gardens to the 
shared boundary with the adjoining site. This layout secures the boundary 
in the short term and also sets the dwellings back crica 11m for the 
existing hedgerow. 

2.4  Future Development Potential of 
Residentially Zoned third-party lands along 
the Dublin Road.

An Bord Pleanála [ABP-311958-21] Opinion dated 02nd March 
2022, 

Specific Information item no. 5

Plans and details describing how the proposed development 
provides for, and will relate to, potential future development 
of residentially zoned third-party lands along the Dublin Road 
frontage, within the Ballyoulster KDA 2.

School Site
7.2H

Lands 
Zoned E

24m

Local Park
Taken In Charge

Graveyard

This would allow a similar solution within the adjoining site and allows for a transition of height and protection of the 
amenity of the dwellings. Duplex terraces are proposed to provide an active frontage to the Dublin and the extension of 
the cycle and pedestrian path located behind the existing hedgerow is proposed to deliver an integrated streetscape.

Duplex terraces are also proposed to the east and southern boundary overlooking the Local Park and providing passive 
surveillance and animation to the public realm. Access to the Local Park is suggested from the communal garden area 
along the southern boundary. Access to the Local Park will be a the Local Authorities discretion as this public amenity will 
be Taken in Chargee upon completion of the development.

A central public open space is provided within the scheme which can provide a quality landscape setting and amenity 
for this residential cluster. Access to the adjoining Educational and Community lands is proposed from the residential 
development which could provide a further creche facility or community use identified in the future. 

Indicative Site Layout Plan to adjoining lands. This Capacity Study outlines a future development proposal of residentially zoned third-
party lands along the Dublin Road and how it relates to the proposed residential development in Site B and its Local Park.
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 Kildare County Council Opinion:

Specific Information item no. 6

Concerns regarding the amenity value afforded by the 
pocket parks through the development particularly within 
site A and the northern part of the site.

Street planting along the full extent of the main internal 
access road.

It is recommended that attenuation only takes up 10% of 
the public open space areas to ensure these areas remain 
usable all year round and private a high level of amenity to 
intended occupants. Cross sections of all public open space 
areas are needed to ensure this is the case.

2.5 Pubic Open Space Provision

There are 4no. elements shaping the character of the revised 
Landscape Strategy, as follows: 

1.  The Tree-Lined Boulevard or Link Road

2.  The Riparian Ecological Corridor to the Shinkeen Stream

3.  3no. Local Parks each responding to specific context

4.   Communal Gardens located adjacent to apartment buildings

The revised landscape strategy has responded to the Flood and 
Archaeology constraints and incorporated the SUDS strategy for 
the site. Given the site constraints of Archaeology, Flood and 
the riparian corridor with integrated SuDS, it is not feasible to also 
provide a significant central open space to facilitate a large 
football pitch on the proposed site. 

Consideration has been given to offer a variety of passive and 
active amenities spaces which better supports a more dynamic 
and sustainable community requirement and provide a strong 
permeable network of public realm encouraging walking and 
cycling over the car. 

Please refer to Landscape Architects drawings and design 
statement prepared by BSLA, which describes in further detail the 
quality of amenity and quantum of play equipment proposed 
within each defined space.  

Mood images to provide a sense of the variety in amenity spaces and the landscape character proposed 
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2.5  Pubic Open Space Provision

Local Park

Communal Gardens

SUDS - only 10% included in POS quantum

1 The Tree-Lined Boulevard or Link Road

The Link Road which loop through the site and provides a connection 
from the Shinkeen Road to the Dublin Road will be a treelined 
Boulevard. The character of this streetscape evolves as it move through 
the scheme responding to the layout, uses and connections.

The Boulevard with a 6.5m vehicular carriageway, caters for the volume 
of school children entering the site yb bike and foot. To the north of 
the Boulevard a 2m path and Dual cycle way is set back behind a 1m 
verge which holds a line of trees. To the south of the carriageway, no 
parallel or set down car spaces are provided for the length of the road 
and a deep landscaped buffer swells at the junctions to the schools to 
protect the amenity to the residents behind, diffusing noise and lights 
from the cars as they enter and exit the school. The public footpath 
does not follow the carriageway but sits behind this landscaped 
threshold, providing a residential enclave behind where units are 
accessed directly from the public path.

This dense landscape setting will provide a unique lush setting for the 
entrance to the KDA lands and the area provided is excluded from the 
Public Open Space quantum set out in the schedule below.

2 The Riparian Ecological Corridor to the Shinkeen Stream

The Riparian Promenade, which follows the watercourse of the 
Shinkeen Stream north-south through the subject site, links the 3no. 
Local Parks within the development as it weaves its way north towards 
Donaghcumper. The Shinkeen Stream has been totally incorporated 
into new development as a landscape feature which includes a riparian 
ecological corridor of 10m wide from the top of its banks on both sides 
of the stream. 

Open Space Diagram identifying Public Open Spaces, SUDS area and Communal Gardens only. Riparian corridor and Buffers excluded
10% of SUDS areas included only as per KCC guidelines.
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2.5 Public Open Space Provision

A further median zone of another 10m in width is created in parallel to the 
watercourse which integrates a public path, lighting and incidental rest spaces, 
together with a dual cycle path and a wider landscaped suds strategy. This 
sone is also devoid of any built development, parking streets or formal public or 
communal spaces.  This valuable resource and publicly permeable corridor is 
excluded from the Public Open Space quantum as set out in the schedule below. 

3 3no. Local Parks each responding to specific context

3no. Local Parks are provided which open onto the Riparian Corridor and 
associated linear paths. Theses Public Open Spaces each respond to their local 
site context and constraints of Archaeology, Flooding and Enclosure and offer 
vastly different public amenity landscaped spaces. Dry open and landscaped 
SUDS basins are located adjacent to each Local Park as they require access 
to the watercourse for natural run off . Their softly sloped levels are integrated 
into an overall landscape proposal for each park without any requirement for a 
railing or physical boundary. Please refer to BSLA  Landscape Architects  drawings 
and design report within this submission which describes in further detail the 
characteristics and design considerations of each Local Park. The 3no. Local Parks 
provided over 25% public open space without the inclusion of SUDS areas. We 
have only included 10% of the SUDS basins within the table below in response to 
KCC concern regarding their use1.

4 Communal Gardens located adjacent to apartment buildings

Each Character Area A,B and C provides an over provision of Communal Amenity 
for residents in the form of gardens and courtyards. Each site is provided with 
2-3no. communal gardens which are located adjacent to the terraces of Duplex 
Apartments for convenience. 

Within Site A, the communal garden is located south of Duplex terrace and is 
overlooked by the bookend elevation of the adjoining block. Additionally, a 
communal courtyard is located between Blocks 2-4 and a local play ground is 
provided for the residents. Blocks 5&6 are provided with extended private amenity 
gardens to the rear of the terrace, providing back gardens to the traditional 
housing layout.          
Within Site B, the communal garden is located west of 2no. Duplex Terraces and 
nestled behind an existing and retained hedgerow. Both gardens are overlooked 
by the bookend elevation of the adjoining block and a pedestrian link is provided 
along its boundary to the public realm, ensuring that these spaces are animated 
and passively surveyed.          
Within Site C, the gardens are connected to the Duplex Terraces creating micro 
gardens and communal spaces for the residents of the adjoining terraces. These 
space are smaller, passive spaces which contrast to the public formal play 
areas and greenlinks which are provided within the Local Park of Site C.    
 These more intimate and enclosed gardens are provided in excess of the 
requirements set out in the Apartment Guidelines 2021 which the provision within 
each character site is set out in the schedule.

Site B: Local Park responding to physical and design constraint of Archaelogy findings. 

Site C: Communal Courtyard which open onto the access street inviting the residents to engage on a more intimate scale
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2.6 Detailed Phasing Strategy

The proposed construction of the development has been split into 
3no.distinct phases over a 5-year construction programme as per 
the adjacent digram.

Phase 1: t is proposed that Site A along with the local distributor / 
link road and paths, that connects the Shinkeen and Dublin roads, 
would be developed first, This would include the dual cycle path to 
the school and 2no. access junctions into the school lands; Zoned E. 

The new junction to the Dublin Road will see the delivery of a 
cycle and pedestrian path behind a retained hedgerow as part 
of this intial phase. 3no. bridge crossings over the Shinkeen stream 
and Hazlehatch watercourses will also be delivered, which would 
prevent any temporary structures being constructed. 

The central and shared foul pumping station and associated 
infrastructural junction upgrades will also be delivered in this intial 
phase, together with connections to IW infrastructure works along 
the Shinkeen Road.

Phase 1 will see the deliver of Site A development incusive of a 
Local Park, Riparian Corridor to the Shinkeen Street, Communal 
Gardens and public playground together with:

   369sqm Creche Facility

  131no. dwellings

  51no, Houses and 80no. Apartments / Duplex Units

  218 no car spaces &  314no. Bike Spaces

 During this period, it is anticipated that any field works in the area 
of archaeological interest would be undertaken. It is proposed this 
would be over a 24-month programme. 

An Bord Pleanála [ABP-311958-21] Opinion dated 02nd 
March 2022, 

Specific Information item no. 1

Detailed phasing proposals for the development which should 
include all associated road and infrastructure works, public 
amenity spaces and social infrastructure. The proposed 
phasing strategy shall address the extent of landscaping works 
to be undertaken within the Local Park in each phase and its 
on-going maintenance pending further development within 
the KDA.

Phase 2 would deliver all dwellings within Site B and associated 
infrastructure for Site B, including the Local Park, Dual Cycle 
path and Communal Gardens. Additionall the pedestrian 
and cycle links along the riparian corridor within Site C, will be 
delivered within this phase to connect Site A, B and the School 
Lands respectively. It is anticipated this would be delivered 
over a 12-month construction programme. 

 Site B:  71no dwellings

  8no. Houses and 63no. Apartments / Duplex Units

  105 no car spaces &  170no. Bike Spaces

Phase 3, the final phase will consist of all housing and 
infrastructure works associated within Site C, including the 
Local Park, Dual Cycle path east/west and Communal 
Gardens and the riparian landscape to the Shinkeen Stream. 
It is anticipated that this final phase will be be completed over 
a 24-month programme. 

  Site C:  142no. dwellings

     71no Houses and 71no. Apartments / Duplex Units

     266 no car spaces &  286no. Bike Spaces

A physical boundary to the school lands is proposed 
as part of this application. it is expected that the 

Department of Education will replace this on delivey 
of the schools, as contractually agreed. Please refer 

to BSLA boundary drawing for further information. 

Indicative Phasing Plan
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2.7 Taken in Charge Plan

An Bord Pleanála [ABP-311958-21] Opinion dated 02nd 
March 2022, 

Specific Information item no. 2

A plan clearly identifying areas intended to be taken in charge 
by the local authority.

In reponse to item no.2 of ABP opinion, a Taking in Charge PLan is 
submitted by BSLA Landscape Architects which outlined the extent 
of lands proposed to be Taken in Charge by the Local Authority and 
the extent of lands and properry to be in the control of a Managed 
Company for the development. The lightblue areas is the extent of 
private property which will be in the full control of the new owner. 
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2.8 Architectural Materials & Approach

    Kildare County Council Opinion:

Specific Information item no. 3

The Planning Authority has serious concerns regarding the 
design of the units types within the development. There are 
serious concerned regarding the quality of architectural 
approach. The design appears to be highly reliant on 
quality materials, if the materials are not of a high quality, 
the maintenance of these unit types could be extremely 
problematic.

• A revised architectural approach is needed.

• High quality materials are required.

An Bord Pleanála [ABP-311958-21] Opinion dated 02nd 
March 2022, 

Specific Information item no. 3

A report that specifically addresses the proposed materials and 
finishes to the scheme, including specific detailing of external 
finishes, landscaping and paving, pathways, entrances and 
boundary treatments. Particular regard should be had to the 
requirement to provide high quality, durable and sustainable 
finishes which have regard to the context of the site.

In response to this item,the Architectural Approach to both the 
site layout, unit typologies was reviewed and all elevations have 
been addressed and revised to provide clear built forms and 
massing which respond to their specific context, addressing corners, 
entrances and will provides a rhythm to the streetscape and park 
settings. 

A controlled palatte of materials is proposed across the 
development of brick, render, aluminium windows and doors, railings 
and tiled roofs applied to domestic pitched roof forms which are 
efficient in terms of buildability and also for residents to maintain 
and extend in the long term. Please also refer to the submitted Life 
Cycle Report which is coordinated with the extended design team 
to inform the considerations of quality, longevity, maintenance and 
usability.

CGI  and Site Layout Plan below to the riparian corridor and greenlink within Site C which shows a coordinated design proposal and the use 
of materials to define entrances and break up the massing of the 3 storey terraces within the landscape setting.
Bins and bikes are integrated within the private realm of the dwelling at ground floor with brick enclosures and a 1.2m railing defining the 
private realm. Access to the dwellings animate the public realm on both sides of the terraces and visitor bike stands are integrated into the 
landscape strategy. 
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2.8 Architectural Materials

These robust and high-quality materials will weather well through the 
years and as the brick elements will harmonise the character areas in 
tone, the resident will have the flexibility to personalize the rendered 
façade in the future if they so wish.

Two tones of brick are proposed within this initial phase of 
development. A red blended brick and a buff blended tone is 
suggested to create a variety and sense of place within the unique 
setting of street, park or courtyard. 

A consistent metal railing encloses ground floor terraces to all duplex 
and apartments and all bin structures are made from solid brick 
enclosures with metal doors to match. These secondary structures and 
elements together with the public furniture and lighting become key 
manufacturers of a harmonious streetscape and a sense of place is 
formed across the entire site.

Nodal or feature buildings are provided at the entrances to the site 
and at the key junctions of both the Dublin Road and the Shinkeen 
Road and entrance to the greenlink or Linear park along the Skinkeen 
Stream.

To the Dublin Road junction the apartment building turns and faces 
the entrance with a solid brick form and the glazed balconies of the 
apartments are set within the corner and overlook the junction and the 
Donaghcumper demense to the north. 

The community building of the Creche is located at the entrance to the 
site from the Shinkeen Road. This will be a colourful building with a mix 
of brick and render which addresses the new Link Road or Boulevard 
providing a strong sense of identity and legibility to the scheme. The 
building is accessed from the Boulevard but overlooks and provides an 
animated elevation to both the streetscape, open spaces and opens 
out to the enclosed play area to the south.

 A strong terrace form nestles into the landscape of the local park 
within site B, providing a valuable sense of passive surveillance to 
the public realm. All elevations are active and all terraces along the 
linear park or corridor are dual access: that is access to provided to 
the ground floor unit on the park side and to the upper floor unit from 
the street side. This ensures a physically active public ream which is 
animated, well lit and overlooked by units at all times.  Porches to the 
duplex terraces are in brick and area set forward to provide a sense 
of identity to the dwelling and creates a modulation of form within the 
façade. 

Two brick tones are proposed across the scheme with a more Buff tone within Site A and a darker red blended brick within Site B & C.
The change in tones provides a sense of identity to residents and also supports wayfinding through the KDA2 lands.

CGI image across Site B Local Park. Robust materials of Brick, Render and Aluminimum frames provide clear forms within the quality 
landscape setting. Please refer to BSLA Landscape Drawings and Report for further information on thresholds and public furniture.
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2.9 Creche Size

 Kildare County Council Opinion:

Specific Information item no. 7

It is considered that the proposed capacity of with the 
initial capacity of 42 children in the proposed creche is far 
below the requirements of the Childcare Guidelines 2001 
of 91 no. spaces. It is therefore considered that a minimum 
of 91no. childcare spaces should be provided for the 
overall development. The proposed creche must comply 
with the provisions of Tusla.

The “Guidelines for Planning Authorities on Childcare Facilities” 
(2001) recommend that in larger new housing estates, Planning 
Authorities should require the provision of a minimum of one 
childcare facility with 20 places for each 75 dwellings. Paragraph 2.4 
of the guidelines acknowledges that the threshold for provision of a 
childcare facility should be established having regard to the existing 
geographical distribution of childcare facilities and the emerging 
demographic profile of areas.

Furthermore, the Apartment Guidelines 2020 also set out that the 
threshold for provision of any such facilities 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 of the area. 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.”

In the context of the above, the proposed one-bedroom units 
would not be considered to contribute towards a requirement for 
childcare provision. The total number of units within the scheme that 
can be used to calculate childcare provision/demand is 290no. units 
(344, minus 54 no. 1 bed units). This is without taking into account 
that potentially the larger units may not be all occupied by families 
with children. 

‘Based on this, the maximum recommended quantum of childcare 
places to be provided within the proposed development is 77 no. 
places (290 /75 = 3.86 x 20). 

Furthermore, section 6.3.2 of the LAP sets out the availability of good quality and accessible childcare facilities and states 
that ‘…It is considered that a rate of 20 childcare spaces per 150 dwellings represents an adequate level of provision in 
conjunction with new housing development’. Based on this, the recommended quantum of childcare places to be provided 
within the proposed development reduces to 39 no. places (290 /150 = 1.93 x 20). 

The proposed childcare facility and associated outdoor play area has a GFA of 369 sq.m and is located in Site A. This 
childcare facility has the potential to cater for c. 74-92 children (based on a gross floorspace requirement of c. 4-5 sq.m per 
child). The external play space and the drop off and parking for the childcare facility is provided directly adjoining the facility. 

Therefore, it is considered that this facility will be able to accommodate the demand for childcare spaces generated by the 
proposed development (of c. 39 to 77 no. places) with potential additional capacity to accommodate any demand in the 
surrounding area, which in any instance are already catered for by the other facilities in close proximity to the subject site, as 
outlined above.’

Childrens Play 
Area

Extendable Area  
Integrated into 

Layout
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Above: Image of Crèche facility

The proposed creche building is located on Zone E lands at the 
entrance to the KDA2 lands from the Shinkeen Road. This provides 
the building with a high profile location and in turn provides a new 
community building engaging with the existing and new community. 
The building is a 2 storey block with its entrance to the New Link Road, 
set down and staff parking is located within a designated courtyard 
and the children’s play area is south facing and secured with a high 
railing. The building has been design to allow for ease of extension 
should the need arise. The children’s play space has been over sized to 
allow for expansion without a requirement to purchase more land. This 
design consideration was in response to KCC request during a planning 
workshop.

The crèche building is a simple interlocking form of brick and render. 
Large glazing elements and doors open out onto the garden from the 
play rooms and a communal access from the stair core is provided 
for all users of the building. The staff are provided with their own 
designated room and facilities and a kitchen is provided for the 
preparation of meals on site. 9no. Car spaces and 13no. Bike spaces 
are allocated to the facility for staff and the drop off of children.

2.9 Creche Size
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    Kildare County Council Opinion:

Specific Information item no. 5

On consideration of the proximity and accessibility of the 
site to public transport it is considered that Celbridge is 
a Peripheral and/or less Accessible Urban location and 
therefore the Planning Authority has serious concerns 
regarding the provision of car parking that is below the 
required standards in the Apartment Guidelines. The 
Planning Authority considers that car parking provision 
should be in accordance with the Apartment Guidelines.

• Visitor car parking should be pepper potted 
throughout the site and clearly labelled on the site layout 
plan.

• High quality set down areas around d the creche.

CAR PARKING STANDARDS
Sustainable Urban Housing: Design Standards for New Apartments 
2020, under heading 3. Peripheral and/or Less Accessible Urban 
Locations:

4.22 As a benchmark guideline for apartments in relatively 
peripheral or less accessible urban locations, one car parking space 
per unit, together with an element of visitor parking, such as one 
space for every 3-4 apartments, should generally be required.

Following the amendment to the design the car parking provision 
was reviewed and adjusted. Refer to the extract of the Schedule of 
Accommodation for the amended Scheme, above.

• 2 no. car parking spaces are provided / house

• 1 no. car parking space is provided per apartment / duplex. 

• 102no. visitor car parking spaces provided, which is circa 17% 
of all spaces provided and are pepper potted across the site. 
PLease refer to DBFL parking layout for further details

• 9no. car parking spaces are designated for the Creche with 2no. 
spaces designated for set-down and 7no. within a courtyard

• 4no. spaces have been identified for Loading across the scheme

• 5% of spaces are designated Disabled Accessible

2.10   Car, Bike & Bin Storage Provision

BIKE STANDARDS
Following the amendment to the design the car parking 
provision was reviewed and adjusted. Refer to the extract of 
the Schedule of Accommodation for the amended Scheme, 
above.

• Overall 2,24 ratio of bike spaces per unit across the 
scheme

• 2no. bike spaces per house. 

• 2no. bike spaces per terraced house will be provided 
within a secure store where a bike stand cannot be 
accommodated on curtilage

• 13no. bike spaces designated to the creche facility for 
staff and drop off of children

• 112no. Apartment / Duplex will be provided with 2no. 
spaces on curtilage (214no. spaces in total).

• 120no. Bike spaces will be provided within secure, covered 
bike enclosures. Please refer to OMP drawings for further 
detail on the brick enclosures provided.

• 45no. visitor bike spaces provided within the public realm

• 15no. visitor bike spaces can be used for cargo bikes

BIN STANDARDS
• All Houses, Apartments and Duplex units are integrated 

into a domestic waste management strategy. 

• Each unit is provided with a designated bin storage 
enclosure provided on curtilage or adjacent to the 
apartments blocks. 

• Enclosures are sized to store 3no. wheelie bins of 
domestice waste: Grey, Brown and Green bins which will 
allow for a competitive tender for waste management 
collection.

• Organic waste bins (brown) will be provided per unit.

• All bin enclosures are encased with brick to match the 
built form of the dwelling and are provided with metal 
gates to secure the enclosure and provide a high quality 
finish within the curtilage of the unit and a pleasing and 
coherent streetscape. Please refer to OMP drawings for 
further detail on the brick enclosures provided.
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Please refer to JSA Planning Report and Statement of 
Consistency submitted with this application.

Please refer to the following Housing Quality Assessment 
which sets out the compliance requirements by House and 
by Apartment to show full complaince to all units.

Please also refer to OMP drawings for further detail on all 
unit types and the Schedule of Accommodation submitted, 
together with BSLA Landscape drawings and reports which 
described boundary and threshold treatments proposed 
between dwellings and the public realm.

2.11 Dwellings Standards

 Kildare County Council Opinion:

Specific Information item no. 4

The Planning Authority has serious concerns regarding the 
design of the proposed dwellings including;

• Internal storage does not meet relevant standards for all 
units.

• Boundary treatment requires clarification.

•A Statement of Housing Mix should be submitted 
detailing why the proposed mix is considered appropriate 
in accordance with Section 4.6 of the Kildare County 
Development Plan 2017-2023.

•Detailed design of the dwelling, concerns regarding the 
material choice.

Internal GFA
3 Bed Dup Lower 

Terrace 115.8
3 Bed Dup Upper 

Terrace 117.1
3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

3 Bed Dup 
Upper 109.6

3 Bed Dup 
Upper 108.7 2 Bed Apt 

81.8
TOTAL

no. units sqm no. units sqm no. units sqm no. units no. units no. units no. units sqm no. units sqm no. units sqm no. units sqm

SITE A 7,958 16 1,853 16 1,874 8 929 8 958 16 816 8 768 8 761.6 0 0 0 80

SITE B 5,972 10 1,158 10 1,171 4 464 4 479 16 816 4 384 4 381 4 438 4 435 3 245.4 63

SITE C 6,575 8 926 8 937 4 464 4 479 22 1,122 0 0 0 0 11 1,206 11 1,196 3 245.4 71

20,505 34 34 16 16 54 12 12 15 15 6 214
214

Apartment MIX 1bed 2bed 3bed TOTAL Apartment MIX 1bed 2bed 3bed TOTAL
Unit No. 54 30 130 214 Unit No. 54 30 130 214

Min Area sqm 45 73 90 Min  Area 2754 2785 14966 20505
Overall AREA req 2430 2190 11700 16320

Duplex Unit Type B Duplex Type  C1 Duplex Type  C2 Duplex Unit Type D1 Duplex Unit Type D2 Corner Apartment Type EDuplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type A3 Duplex Unit Type A4

Apartments

Internal GFA
3 Bed Dup Lower 

Terrace 115.8
3 Bed Dup Upper 

Terrace 117.1
3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

3 Bed Dup 
Upper 109.6

3 Bed Dup 
Upper 108.7 2 Bed Apt 

81.8
TOTAL

no. units sqm no. units sqm no. units sqm no. units no. units no. units no. units sqm no. units sqm no. units sqm no. units sqm

SITE A 7,958 16 1,853 16 1,874 8 929 8 958 16 816 8 768 8 761.6 0 0 0 80

SITE B 5,972 10 1,158 10 1,171 4 464 4 479 16 816 4 384 4 381 4 438 4 435 3 245.4 63

SITE C 6,575 8 926 8 937 4 464 4 479 22 1,122 0 0 0 0 11 1,206 11 1,196 3 245.4 71

20,505 34 34 16 16 54 12 12 15 15 6 214
214

Apartment MIX 1bed 2bed 3bed TOTAL Apartment MIX 1bed 2bed 3bed TOTAL
Unit No. 54 30 130 214 Unit No. 54 30 130 214

Min Area sqm 45 73 90 Min  Area 2754 2785 14966 20505
Overall AREA req 2430 2190 11700 16320

Duplex Unit Type B Duplex Type  C1 Duplex Type  C2 Duplex Unit Type D1 Duplex Unit Type D2 Corner Apartment Type EDuplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type A3 Duplex Unit Type A4

Apartments

We confirm that the scheme complies with the Sustainable Urban Housing: Design Standards for New Apartments Guidelines 
for Planning Authorities Section 3.8 (a) Safe guarding Standards: 

The majority of all apartments in any proposed scheme of 10 or more apartments shall exceed the minimum floor area 
standard for any combination of the relevant 1, 2 or 3 bedroom unit types, by a minimum of 10% (any studio apartments must 
be included in the total, but are not calculable as units that exceed the minimum by at least 10%).

This scheme is fully compliant in that all 3 bed units exceed the minimum by 10% and are equae to 60% of all apartments on 
the site:   130no. @  3bed units are a minimum of 108.7sqm  = 60%

Additionally we confirm that all units exceed the minimum dwelling size by 10%. 

   30no.  @ 2beds are a minimun of 80sqm  15% of untis  

   54no.  @ 1bed are a  minimum of 54sqm 25% of units In response to this item all units have been revised in both layout 
and elevation to provide a compliant internal provision of amenity 
within each unit and consideration of the buildability, durability and 
robustness of materials and their detailing externally  All units types 
have been amended and the applicant can confirm that all unit 
types comply with the standards:

A Housing Quality Assessment for each unit setting out compliance 
with the above documents is submitted with this application. 
A Statement of Housing Mix is also submitted detailing how the 
proposed mix is appropriate in accordance with Section 4.6 KCC 
Development Plan 2017-2023. 

All Houses comply with the:

Quality Housing for Sustainable Communities, Best Practice 
Guidelines for Quality Housing for Sustainable Communities, 
Delivering Homes Sustaining Communities.

All Apartments and Duplex Apartments comply with 

Sustainable Urban Housing: Design Standards for New 
Apartments Guidelines for Planning Authorities issued under 
Section 28 of the Planning and Development Act, 2000 (as 
amended).

Total GFA of units if minimum Unit areas are applied Total GFA of Units  Proposed  showing that the scheme 
far exceeds the 10% requirements of Section 3.8 (a)
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KDA 2 lands in context with Cellbridge Town 

This Urban Design Strategy chapter, and associated appendix, 
provides an overview of the development strategy for the 
subject site and the wider KDA 2 lands. The urban design strategy 
illustrates how the proposed Phase 1 development adheres to all 
the key objectives for the lands as set out in the Celbridge Local 
Area Plan 2017-2023 and how it relates to the potential future 
development of the overall KDA 2 lands. As part of this it provides 
a coherent strategy for future planning applications expected 
to come forward on a phased basis, and includes proposals 
in relation to the public realm, built form, green infrastructure, 
movement hierarchy with supporting civils infrastructure. 

In summary it is envisaged that the wider KDA 2 lands could be 
delivered over 3-4 no. residential phases with associated physical 
and social infrastructure. The delivery of the lands reserved for 
the schools will be delivered separately by the Department of 
Education and is incorporated into the phased approach for the 
overall lands, including other adjoining lands not in control of the 
applicant.
 The strategy has been developed following consultation with 
the Planning Authority since 2020 (period 2020-2021) in respect 
to the overall landholding, and has been informed by the pre-
application consultations with the Planning Authority and An 
Bord Pleanala, and ongoing engagement with the Department 
of Education.

Phase 1 has regard to this overall urban design strategy and 
has evolved to ensure the proposed development addresses 
potential flood risk and identified archaeological features 
which are to be retained in situ within the site, whilst ensuring it 
continues to meet the overall key objectives for the KDA 2 lands 
set out in the Celbridge LAP 2017-2023.

 The proposed Phase 1 lands form part of the wider green field  
 site on the edge of the existing built-up area of Celbridge and  
 is allocated as ‘Key Development Area (KDA2) – Ballyoulster’  
 within the Celbridge Local Area Plan 2017-2023.

 Other lands within KDA2 are in the control of Kieran Curtin   
 as Receiver over certain assets of Barina Construction Ltd.

3.1   CONTEXTUAL ANALYSIS

KDA 2
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1. Context1. Context 2. Connections2. Connections

1. TOWN CONTEXT

The Ballyoulster KDA2 lands are located to the east of Celbridge town centre and are bound by 
the Dublin Road, Donaghcumper Cemetery and the Ballyoulster Park housing estate to the north, 
the Willow housing estate and agricultural lands to the south, the Loughlinstown road to the east 
and the Shinkeen Road to the west. 

This KDA is approximately 40 hectares in area with a flat topography. The Shinkeen Stream 
flows northwards through the lands towards the Donaghcumper Demesne and the River Liffey. 
These lands will rebalance the development pattern around Celbridge Town, which has developed 
predominantly to the north of the River Liffey. The location of Celbridge/Hazelhatch Station 
to the south and the significant natural amenity of the Castletown House and Donaghcumper 
Demense to the north support a walking and cycling focussed development in this location. A new 
residential community should knit into the fabric of the existing neighbourhood with opportunities 
for enagement and links into surrounding residential areas,.

Above: Diagram of KDA 2 in Context of Celbridge

2  MOVEMENT & CONNECTIONS

The proposed scheme can support Kildare CoCo's ambitions for transport connections in and 
around Celbridge. Key links are to the Town Centre, Castletown House and Demesne and to 
Hazelhatch/Celbridge Station.  

Links to the south of the lands can additionally improve permeability for existing residential 
developments and facilitate safe routes to the train station. 

Above: Diagram of Wider Green Loop

3.1   CONTEXTUAL ANALYSIS

KDA 2 Boundary

Key Linkages Identifies

Potential Green Links

Legend:

Future Link Road

Main Roads

Railway Line
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Wider Green Loop; 
‘Jeweled Necklace’

Leixlip Resevoir

Castletown Demesne

Proposed River Liffey Walk

Proposed Link road with cycle lanes

Alternate route through the subject lands, taking in the network 
of open spaces

Proposed new river crossing 

Existing cycle and pedestrian link to Liffey corridor

3.  GREEN NETWORK

The lands offer an opportunity to enhance the Shinkeen Stream corridor which can link into 
a wider Green Network within Celbridge. A series of loops or chains of public Amenities can 
be connected including: Cellridge Town, Casteletown House, Donaghcumper Demesne, 
Leixlip Resevoir and the Cellbridge GAA Academy to the south and integating with the 
stategic amenity and its future crossing of the River Liffey. 

Links to the south of the lands can additionally improve permeability for existing residential 
developments and facilitate safe cycle routes away from traffic to the train station. 

3.1   CONTEXTUAL ANALYSIS

River Liffey Walk

Leixlip Resevoir

Castletown House 
and Demesne

Network of Open 
Spaces in KDA2
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3.2   PLANNING CONTEXT

 Figure 2: Extract from Cellbridge Local Area Plan 2017-2023

This Urban Design Strategy has been primarily informed by the Celbridge 
Local Area Plan 2017-2023. It has also been guided by the Kildare 
County Development Plan 2017-2023 and recent national, regional 
planning policy and relevant Section 28 Ministerial Guidelines, including 
the following:

• National Planning Framework (2018);

• Eastern & Midland Regional Assembly Regional Spatial &   
 Economic Strategy 2019-2031; and 

• Mandatory Section 28 Ministerial Guidelines, 

including the Sustainable Residential Development in Urban Areas 
Guidelines (2009), the Sustainable Urban Housing Design Standards for 
New Apartments Guidelines (2020) and the Urban Development and 
Building Heights Guidelines (2020).

In particular it is noted that the Apartment Guidelines 2018 and the 
Building Heights Guidelines 2018 were published since the adoption 
of the LAP and now take precedence in terms of the any relevant 
quantitative and qualitative standards for residential development.

Zoning Objectives

Within the Celbridge LAP (as illustrated in Figure 1), the subject site is part 
zoned “C: New Residential” which seeks “to provide for new residential 
development” and part zoned “E: Community and Educational” which 
seeks “to provide for education, recreation, community and health”. 

The LAP identifies a ‘New Roads Objective’ running along the subject 
site’s eastern and south-eastern boundary.

Planning Context - KDA 2 – Ballyoulster: New Residential Area

The subject site is located within one of the 5 Key Development Areas 
(KDA’s), KDA 2 Ballyoulster, identified within the LAP. 

The LAP notes that KDA 2 - Ballyoulster is a greenfield site at the edge of 
the existing built up area of the town and has capacity to accommodate 
new housing and supporting physical and social infrastructure.

The LAP states that the KDA 2 lands measure approximately 40 hectares 
in area with a flat topography, this includes Donaghcumper Cemetery 
lands and future expansion area, a primary and post primary school 
site and c.34 hectares of land for residential development. 

As noted above, this section will provide a framework for an area of 
41 ha within the receivers ownership, including c. 34 ha of land for 
residential development, and the identification and incorporation of 
land for the primary and post primary schools within the overall KDA2.

LAP Vision:  To provide a new residential neighbourhood, including schools and a local park    
  that integrates with its surroundings whilst having its own unique character      
 and a strong sense of place.
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Archaeology and Architectural Heritage Context

There are no protected structures within the subject lands, however it is recognised Donaghcumper Medieval Church 
Ruins (RPS No. B11-02), and the neighbouring house on Dublin Road, Donaghcumper (RPS No. B11-26) are located north 
of the subject lands. The Record of Monuments and Places (RMP) also lists the Church (RMP No. KD011-012) and the 
adjoining graveyard (RMP No. KD011-013001). It is noted the Historic Environment View, which includes the database 
for the National monuments Service Sites and Monuments Record (SMR), identifies a ring ditch within the subject lands, 
which is scheduled for inclusion in the next revision of the RMP (RMP No. KD011-074).

Local Retail Centers

 Figure 3: Context Analysis of Retail, Social & Educational Infrastructure

Social & Community Uses Schools & Childcare Graveyard

KDA 2 Lands

Social and Community Infrastructure 

The subject lands are well served by existing social and community 
infrastructure with a wide mix and variety of uses. Figure 3  illustrates the 
existing neighbourhood centres, schools/childcare facilities, parks/open 
space, health facilities, and connections to the town with a 500m and 
800m radius of the site. The neighbourhood centre of St Wolstan’s Shopping 
Centre is in very close proximity to the site, and includes a Supervalu, a fitness 
club, a medical centre, and a pharmacy. The subject lands are also within 
walking distance of the town centre, with a large range of restaurants, cafes 
and other services/facilities such as churches, community centres, medical 
services, dental practices and a library. There are a number of sports and 
recreational facilities available in proximity to the site, including Celbridge 
Abbey Gardens, Celbridge GAA Club, and Celbridge Football Club.

Educational facilities for Community Purposes

In accordance with the LAP objectives CS01.2 and RD01.2, the subject KDA 
lands will also deliver new proposed supporting social infrastructure including 
school provision, childcare facilities, and open spaces. As illustrated in Figure 
3, there are a number of primary, post primary and special needs schools 
within close proximity of the site. In addition to this, land is safeguarded for 
the relocation of 3 no. schools in Celbridge to be brought forward by the 
Department of Education, which accords with Policy Objective C2 of the 
County Development Plan ‘to promote the sharing of educational facilities 
for community purposes’.

There are a range of existing childcare facilities in the surrounding area, 
however notwithstanding this, in accordance with Policy COM1 and 
Objective COMO1.2 of the LAP, the proposed development will meet 
childcare requirements on a pro-rata basis in accordance with the phasing 
strategy set out in Chapter 13 of the LAP. The LAP notes that a minimum of 1 
no. childcare facility shall be provided in KDA 2, and the Planning Authority 
will consider proposals for on-site or off-site childcare provision to satisfy the 
requirement for pro-rata childcare provision to meet additional requirements. 
A childcare facility is illustrated per phase within this development strategy 
document, however the childcare provision requirements for each phase 
will be informed by the Celbridge LAP, the 2001 Childcare Guidelines and 
the Social Instructure Assessment to be completed for each application. 

In accordance with Objective CO2 of the Kildare County Development 
Plan 2017-2023, each application (for residential schemes greater than 50 
units) for the site will be supported by a Social Infrastructure Assessment. 
The availability and proximity of nearby ‘social infrastructure’ will inform any 
emerging design proposal with respect to the subject lands where certain 
types of social infrastructure that are not provided locally, and that would 
be considered important for the needs of a population that would be 
generated from the scale of the development proposed, may be required 
to form part of the overall design scheme.

circa 800m

KDA lands

3.2   PLANNING CONTEXT
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Proposed Revised Design 
Concept for the KDA2 Land, with 
Open spaces indicated in the 
area of effected by flooding.

To create a coherent site strategy in response to the flood and archaeology 
site constraints, with consideration of Urban Design parameters of 
streetscape, enclosure and passive surveillance, we propose a revision to 
the open space strategy within the design concept drawing of the KDA2,

The adjacent revised Design Concept strategy would clearly deliver on 
the objectives of the KDA2 lands and actively incorporates ‘the Shinkeen 
Stream as a landscape feature that includes a continuous pedestrian and 
cycle link along its bank, structured around a variety of open spaces 
that provide for both active and passive recreation, with the retention of 
existing mature trees and the planting of new trees along the Ballyoulster/
Loughlinstown townland boundary.”

A necklace of Local Parks would be provided within each Character Area of 
circa 100-200 dwellings, as the KDA2 lands are developed in phase. Each 
public space would include existing hedgerows and mature trees, footpaths, 
green links, landscaping and a variety of play spaces within this growing 
community in compliance with the LAP objectives for the lands.

This approach should also remediate the Local Authorities concerns 
regarding the amenity value afforded by the previously proposed pocket 
parks  and in particular within Site A which would now be afforded a Local 
Park within its Character Area, connecting it to the permeable series of 
open spaces along the Shinkeen Stream and across the KDA2 lands 
through a network of greenlinks and local parks that are in proportion to 
their phased development

The revised Design Concept strategy responds to all the key objectives for 
the KDA2 lands which includes:

• Continuous routes through the KDA that connect to surrounding areas 
with a road connection from the Loughlinstown Road to the R405/
Hazelhatch Road in the longer term.

• Integration of the primary and post primary school sites. 

• Landmark / feature buildings should be provided for legibility and to 
reinforce the proposed hierarchy of streets and spaces.

• Provide a permeable network of pedestrian and cycle friendly streets 
and spaces that incorporate existing site features such as the Shinkeen 
stream and existing mature trees will be required.

3.3  Revised Design Concept for    
  KDA2 Lands
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12. DETAILED DESIGN

 

  4.  VARIETY

1. Context:
The site layout responds to both the strategic location of the lands to the south east of Celbridge 
and their position as part of a wider green walking loop of the town. 

2. Connections:
The layout represents a landscape-led ‘ground up’ organisation of the new neighbourhood, 
structured by a clear hierarchy of primary and secondary street networks designed with reference 
to DMURS. The relocation of schools to the lands support a new community based on walking and 
cycling. 

3. Inclusivity:
The secondary street and ‘green and blue’ networks prioritise access for all, with the public realm 
based on a concept of pedestrian and cycle connectivity.

4. Variety:
The site layout provides for a new residential community, comprised of a varied range of dwelling 
types, along with supporting community and education uses, in proximity to the town centre.

5. Efficiency:
The site layout makes efficient use of the land resource by applying appropriate sustainable 
residential densities of circa 35uph in tandem with 15% open space. 

6. Distinctiveness:
The layout creates a sense of place through the careful consideration of wayfinding between the 
new spaces and their wider context using existing green and blue networks of the watercourses 
and mature hedgerows and in a legible street hierarchy, with built form of buildings used to 
demark important wayfinding points.

7. Layout:
The masterplan creates people friendly streets and spaces by legibly using a series of new public 
open spaces, tree-lined streets and dedicated cycle links, to connect the town centre to the 
lands and relocated schools. 

8. Public Realm:
A safe, secure, and enjoyable public realm is created by the supervision of new routes and spaces 
by adjacent development frontages.

9. Adaptability:
Residential and non-residential building typologies will be future-proofed to offer high levels of 
flexibility to allow responsive change of use.

10. Privacy and Amenity:
The privacy amenity of existing adjacent dwellings is maintained through the siting of new 
dwellings in back to back or gabling relationships to these dwellings.

11. Parking:
Parking will be provided at grade in-curtilage or on-street in line with national and local policy 
guidelines.

12. Detailed Design:
Landscape design will be integral to the integration of natural resources to the new patterns of 
development established by the masterplan.

* It is noted that criteria 8-12 cannot be demonstrated in detail at the wider KDA2 lands and are 
demonstrated through the detailed application for Phase 1.

NEIGHBOURHOOD

SITE

HOME

QUALITY LIVING AT BALLYOULSTER

This proposed framework strategy is embedded with the Vision to 
provide  a high quality living and built environment at Ballyoulster, 
where new neighbourhoods are supported with good access to 
schools and parks and transport links.

The scheme aims to create a framework for future schemes to deliver 
an urban designed quality layout, with cohesive environmental 
considerations, an integrated infrastructural response, variable 
tenure mix.

The phasing of the lands is coordinated within this framework 
approach with residential character areas delivered per phase that 
will provide a sense of place, identity and inclusivity through the 
years of development and occupation on the lands.

Additionally our plan and supporting analysis establishes how the 
proposal can provide an efficient and robust development creating 
accessible, safe and secure environments, with efficient and low 
maintenance dwellings  at sustainable densities for future residents.

Urban Design Principles

This Development Strategy is embedded with the principles of the 
Urban Design Manual and meets all of the evaluation criteria under 
the following headings in line with National Guidance: 

 Context, Connections, Inclusivity, 

 Variety, Efficient, Distinctiveness, 

 Layout, Public Realm, Adaptability, 

 Privacy & Amenity, Parking & Detailed Design.

3.4  URBAN DESIGN CRITERIA
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3.5    KDA2 URBAN DESIGN PARAMETERS

SITE TOPOGRAPHY 

The subject lands are predominantly flat in character with a gentle slope from the central 
spine of the site towards the various water courses that bound the site.

There is a stream to the western boundary along the Skinheen Road and a further small 
water course to the north eastern corner of the site.

The site is divided by the larger Shinkeen Stream which flows north cutting the lands into 
two parcels. The character of this watercourse is a very deep ditch of circa 3-4m and 
creates an unusual constraint for an appropriate attenuation and landscape response. 

Three long hegerows transverse the lands in an east-west orientation and the masterplan 
looks to integrate, retain and reinforce all existing feature into the proposed developments.

Education / Schools Residential GraveyardNeighbourhood Uses

LAND USE & DENSITY

The land use strategy for the site aligns with the zoning of the KDA 2.

A 7.2 hectare School Site has been reserved to the north of the local access road or 
Boulevard to provide for Primary & Post-Primary schools.

The remaining c. 34h within the landholding is zoned for Residential Development. With 
a proposed NET density of 35upH, the lands are estimated to provide circa 1100 units.

This Net Developable Area is inclusive of 15%  Public Open Spaces within each 
development phase but should excludes the riparian ecoligal strip to watercourses, 
areas, flood areas and the Link Roads which transverse and loop the site, in accordance 
with the DOE guidelines on density within the Sustainable Residential Development in 
Urban Areas, 2009.
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3.5   KDA2 URBAN DESIGN PARAMETERS

Shared Pumping Station Drainage Falls Attenuation Areas Childcare / Community 
Facilities

ATTENUATION STRATEGY

Due to its excessive depth it is not suitable to open or widen this ditch into the landscape setting. 
An alternative response is proposed to create a series of detention basins adjacent to the park and 
attenuate the developments slowly. These basins are integrated into the landscape proposal for the 
open spaces, ecological islands and the riparian promenade. 

The proposed stormwater strategy for the lands will collect run-off from developed areas via a 
sustainable new stormwater collection system which respects the existing topography, draining by 
gravity and is sensitive the existing ecology and environment.

A generous riparian strip of more than 10m each side of the stream is suggested to set the public 
domain back so to protect the stream and its ecological connections along this corridor.

The network of Local Parks with the Linear Riparian Corridor along the ShinKeen watercouse will 
provide over 5.0 hectares of open space which is ample to accommodate active, passive and 
Sustainable Urban Drainage Systerms (SUDS) activities for future development. Please refer to 
submitted further detail within DBFL Engineers package of information.

GREEN INFRASTRUCTURE 

The development strategy looks to create a green network across the lands, in line with the vision 
of the KDAs parameters. Existing hedgerows are retained, reinforced and integrated into the 
open spaces and the residential development areas. The site layout looks to create primary and 
secondary pedestrian linkages across the site, towards the schools, community & creche facilities,  
new residential areas and connecting with adjoining existing neighbourhoods where possible.

Public Open Space provision within LAPs is suggested at 15%.  The network of open spaces will 
provide over 5h of public amenity accommodating local parks, playgrounds, kick-about spaces, 
ecological aeas, gardens and detention basins to create a coordinated landscape and Sustainable 
Urban Drainage Systerms for the residential phases of development. 

The Riparian Promenade, which follows the watercourse of the Shinkeen Stream north-south through 
the KDA, creates a necklace of local parks along its journey providing over 3h of public amenity 
spaces, with a reinforcement of an ecological zone to the Shinkeen stream. Sustainable Urban 
Drainage systems of swales and basins integrate with an overall landscape strategy for the KDA2 
lands. 
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MOVEMENT HIERARCHT

The layout represents a landscape-led ‘ground up’ organisation of the new neighbourhood which 
is structured by a clear network of street designed with reference to DMURS. This strategy aligns 
with the KDA set parameters to provide a clear hierarchy of streets; Link Roads transverse the site 
and  integrate with the wider Cellbridge Road Network, Local Access Roads to serve and access 
the Residential Developments and Secondary Streets with some Homezones will create quieter 
residential environments. 

Vehicular access is connected and continuous across the lands and key junctions have been 
considered within the layout to provide a clear sense of legibility and orientation. The School Lands 
are served by two junctions from the Link Road and set-down will be self contained within the site. 

Reduced sppeds of 30km/ph are proposed within the KDA2 lands to support a new community  
which is primarily based on walking and cycling. Green and blue networks prioritise access for all 
ages with the intergation of Greenlinks consisting of dual cyce paths and footpath weaving and 
stitching into the public realm.  

30
30

50

Local Access Streets / Roads

Secondary Residential Streets

Primary Road

Link Road

Indicative Figure Ground & Childcare /   
   Community Facilities

Public Open Spaces @ 15%Watercourse

3.5       KDA2 URBAN DESIGN PARAMETERS

LAYOUT & BUILT FORM

The indicative site strategy looks to create a safe and comfortable environment for future residents. 
The scale of the built form is expected to be between 2-4 storeys with a mix of houses, duplex and 
apartment buildings. A mixed tenure and typology of 1,2,3 and 4 bed dwellings across the 1100 
units will create a vibrant and sustainable community as the lands are developed in a phased and 
coordinated manner.

A series of Community buildings or Creche are proposed across the lands at key locations and 
phases to provide a sense of identity, community and support within the neighbourhood. 

Local Parks, Communal Gardens, green links and smaller incidental resting spaces are all overlooked 
with active frontages of living spaces, terraces, or front doors of the  residential dwellings. The phased 
development of the lands will ensure 3-4 distinct schemes providing legibility and variety of character, 
identity, form, architectural language and typologies for a sustainable and growing community.
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3.5       KDA2 URBAN DESIGN PARAMETERS

Nodal Buildings 3+ Storey Forms Cycle LanesCommunity Uses*
EDGES & ENCLOSURE

This strategic layout outlines an objective to provide a strong built edge of 2-4 storey to roads and 
streets with key nodal buildings of 3-4 storeys framing key vistas and arrival points. Residential plots 
are orientated to allow for future linkages to adjoining developments, integrating the community 
through a clear public realm strategy and incidental links and connections which all embed a 
sense of place and identity to the resident.

Suggested 3-4 storey built forms frame entrances and close vistas, which will frame and orientate, 
Key nodal buildings will provide legibility throughout the neighbourhood. Local Parks, Greenlinks 
and smaller Communal gardens are all overlooked with active frontages of living rooms and 
kitchens from residential dwellings. T

A  designated cycle path is provided along the Boulevard to the school and connects with the 
Limear Park or Riparian Corridor which follows the watercourse of the Shinkeen Streams. This green 
link transverses a necklace of public spaces and continues North towards the Dublin Road , South 
along the Riparian Prominade towards the GAA academy and Hazelhatch station and East 
towards Loighlinstown Road and neighbouring developments.

*

*
*

*

*

*

* *

INDICATIVE PHASING STRATEGY

In accordance with the LAP requirements, development will be delivered on a phased basis to 
ensure the required infrastructure, facilities and amenities are provided together with the new 
residential development.

The indicative approach above considers the delivery of the KDA2 lands over 3no. phases. 
The total number of units in any Phase will have regard to the allocation of housing units for           
Celbridge as outlined in the County Development Plan and the Local Area Plan or any Variation 
in place at that time.

The School Site is identified within Phase 1. We understand from the Departments of Education 
that an application on these lands are imminent and the applicant has been liaising with them 
so that the intial phase of development support their requirements of access and services.



DESIGN STATMENT - ref: 20007_Residential Development at Ballyoulster, Celbridge, Co. Kildare   57

The Cellbridge LAP includes a Design Brief for KDA 2 to guide 
development and sets out a vision and broad parameters for the 
future development of the land.

Urban Design Principles within Key Development Area 2:

To ensure the proposed development conforms with best 
practice urban design principles, on the basis that well planned 
and integrated development will enhance the town and its 
environs and improve the quality of life of its residents, the revised 
sought to respond and meet the key objectives as set out in the 
KDA2 design brief. 

The design brief for the KDA2 set out broad parameters for the 
future development of these areas, following an initial appraisal 
of the area in relation to its urban and landscape setting.

The Revised Scheme responds to all the key parameters for the 
KDA2 lands which included Vision, Connectivity; Landscape & 
Spaces and Built Form. 

KDA2  KEY OBJECTIVES

VISION

The revised scheme will provide the initial phase of development 
for a new residential neighbourhood, including delivery of key 
infrastructure to provide access to the future primary and post 
primary schools. The revised scheme will provide a series of local 
parks that integrate with its surroundings whilst having its own 
unique character and a strong sense of place.

CONNECTIVITY/ MOVEMENT

In response to flood and archaeological site investigations, it is 
proposed to provide a series of local parks which are connected 
like a necklace of public spaces along the Skinkeen Stream. 
These public spaces will respond to their relevant site constraints 
and opportunities to provide a unique sense of place within 
their residential Character Area. Roads are designed in line with 
DMURS and prioritise active modes of travel throughtout the site. 

BUILT FORM   

Open Spaces, pocket gardens and smaller communal resting 
spaces are all overlooked with active frontages of living 
rooms and kitchens from residential dwellings. The phased 
development of the lands will ensure 3-4 distinct character areas 
providing legibility and variety of form, architectural language 
and typologies for the sustainable community.

LANDSCAPE AND SPACES

With this revision, the residents of each Character Area or Site will now be adjacent to their local amenity or public spaces, which 
responds to one of the Local Authorities concerns regarding proximity. Each Local Park is connected to the Skinkeen stream, its 
riparian corridor and a green link which integrates with an overall landscape strategy for the site. Please refer to Chapter 8 for further 
detail.

3.5       KDA2 URBAN DESIGN PARAMETERS
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In accordance with the LAP requirements, development will be delivered on a phased basis 
to ensure the required infrastructure, facilities and amenities are provided together with the 
new residential development.

Table 01 below provides the key infrastructure to be delivered by the developer and phased 
in conjunction with the residential development, including cyclist and pedestrian infrastruc-
ture, roads infrastructure, water infrastructure, open space and childcare provision. 

As provided for within the LAP each application will be considered on its subject to a Traffic 
and Transport Assessment and an Infrastructural Services Report to demonstrate capacity of 
the existing transport network and infrastructural services to support the proposed develop-
ment.

KEY INFRASTRUCTURE AND PHASING OBJECTIVES

The following key infrastructure and phasing objectives as set out in the LAP have informed 
the key infrastructure to be delivered by the developer and phasing in conjunction with the 
development of the KDA2 lands:

• CSO 1.2- To support new residential development in Key Development Areas (KDAs) in 
tandem with the delivery of supporting physical and social infrastructure.

• RDO1.2- To secure the provision of social infrastructure and community and recreation-
al facilities in tandem with residential development, in accordance with the implementation 
strategy described in Chapter 13 of the LAP.

• RDO 2.4- To apply a 10% social housing requirement, pursuant to Part V of the Planning 
and Development Act 2000 (as amended) to all sites that are zoned solely for residential use 
or for a mixture of residential and other uses (save where the development is exempt from the 
provisions of Part V).

• COMO1.2- To require the provision of childcare spaces in the Key Development Areas, 
in accordance with the phasing requirements set out in Chapter 13

• COMO2.3- To support and facilitate the provision of play facilities in Celbridge, includ-
ing playgrounds and a skate park, for children of all ages having regard to children with spe-
cial needs

• MTO1.4(c)- Resurface footpaths on the Dublin Road, where required

• MTO1.4(d)- Full provision for pedestrians and cyclists, including public lighting, on 
Loughlinstown Road as part of road objectives for KDA 3.

• MTO 1.6-  To facilitate a new pedestrian/cycling bridge across the Liffey linking to Cel-
bridge Town Centre, in conjunction with any new development at Donaghcumper and new 
residential areas to the south.

• MTO 1.9-  To upgrade existing pedestrian and cycle facilities across the River Liffey.

• MTO3.10- To facilitate the construction of a road from Primrose Hill to Loughlinstown 
Road in tandem with the development of KDA 2 and in the interim to protect this route from 
development

• MTO3.14(g)- Upgrade the Loughlinstown Road in conjunction with road objectives for 
KDA 3

• INFO2.2- To require Sustainable Urban Drainage Systems (SUDS) as part of all plans and 
development proposals in Celbridge. Proposals for KDAs should address the potential for SUDS 
at a local and district level to control surface water outfall and protect water quality.

Section 13.5.1 provides a table of the type of infrastructure and phasing relevant to KDA2, 
which are reflected in the phasing for the subject lands. The LAP notes that deviations from 
the phasing condition may be considered in exceptional circumstances where a case is 
made to the Planning Authority and any such deviations shall be subject to the prior written 
agreement of the Planning Authority. 

3.6    PHASING & IMPLEMENTATION
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In accordance with the LAP (Section 4.4 and 13.5.1), a TTA and Infra-
structural Services Report will be submitted with the planning application 
for each phase of development, demonstrating capacity of the existing 
transport network and infrastructural services to support the proposed 
development”.
It is acknowledged in accordance with the ‘Type of Infrastructure’ and 
phasing for KDA2 that the LAP requires improved pedestrian and cycle 
facilities to be completed prior to the occupation of dwelling unit 351 in 
this KDA.

In this respect, and in accordance with objective MT01.6 and MT01.9, 
Kildare County Council will facilitate a new pedestrian / cycling bridge 
in conjunction with any new development at Donaghcumper and new 
residential areas to the south. The delivery of this bridge or the upgrade 
of the existing bridge will be of benefit to the town generally as well as 
to other zoned land. In this regard, the Planning Authority may consider 
it necessary to apply a Special Development Contribution Levy under 
S.48 of the Planning and Development Act 2000, as amended, to forth-
coming planning applications to help fund this infrastructure.

The upgrades to Loughlinstown Road identified within the LAP will be re-
quired to serve later phases of the KDA2 development lands (i.e. Phases 
2,3, and 4) and will be dealt with as and when planning applications for 
the phases subsequent to Phase 1 come forward. 

The upgrades identified for Loughlinstown Road which are outside of the 
site boundary and include full provision for pedestrians and cyclists are 
likely to require CPO of third-party lands given current constraints and 
therefore require delivery by the Local Authority and are not within the 
landowner’s control. Accordingly, an element of flexibility is required in 
the development strategy to ensure the relevant infrastructural require-
ments for each phase of development which are not within the appli-
cant’s control can be addressed in the most appropriate manner during 
the assessment of that particular application. 

Depending on the funding available to the Council to carry out the 
necessary upgrades along this road, the Planning Authority may apply a 
Special Development Contribution Levy under S.48 of the Planning and 
Development Act 2000, as amended, to forthcoming planning applica-
tions to help fund this infrastructure. 

Indicative Phasing Approach

3.6    PHASING & IMPLEMENTATION
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The total number of units in any Phase will have regard to the allocation 
of housing units for Celbridge as outlined in the County Development 
Plan and the Local Area Plan or any Variation in place at that time. 

Any possible grant of permission may be subject to conditions in respect 
to the phased delivery of units and we understand this will be assessed 
by the Planning Authority against the County Development Plan and 
Local Area Plan (or Variation thereof) in place at the time of the appli-
cation / phase.

In accordance with the LAP (Section 4.4 and 13.5.1), 
a Transport and Traffic Assessment (TTA) and Infrastructural Services Re-
port will be submitted with the planning application for each phase of 
development, demonstrating capacity of the existing transport network 
and infrastructural services cater for the proposed development.

3.6    PHASING & IMPLEMENTATION
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In consultation with the Department of Education, this Urban Design  Strate-
gy includes consideration for 3 no. schools on circa 7.2 hectares with asso-
ciated play areas, set-down and parking areas.
 This is an enlarged land area in excess of the 6.0Ha site originally identified 
within the Cellbridge LAP and associated KDA2 objectives.

TWO ACCESS POINTS FROM BOULEVARD
The proposed Phase 1 Residential Scheme will provide two junctions from 
the Boulevard to serve the school site. The location of the school junctions 
will facilitate a loop movement through the school lands ensuring its suffi-
ciency within the bounds of the school lands. The proposed junctions will 
also support the delivery of the three school buildings to address the boul-
vard and provide key nodal points as per the KDA2 objectives.

DUAL CYCLE PATH AND FOOTPATH
The streetscape design of the proposed Boulevard will provide a dual cycle 
path, separated from the vehicular carriageway, to create a safer and 
accessible connection to the school by bike and by foot for the children.

LETTER OF SUPPORT FROM THE DOE
The DoE has been consulted on the proposed layout of the access road 
and is supportive of it’s delivery, as it will provide important infrastructure 
to serve the school campus site, including pedestrian and cycle links. The 
Department confirmed within this letter that set down spaces/parking for 
the schools will be accommodated within the lands reserved for the school 
campus. The site is sufficient to allow for potential future expansion should 
the need arise.

Existing Graveyard

*

*

Site Layout Plan showing 2no. junctions to School Site and tree-lined character of shared Link Road with dual cycle path.

Local  Park

Local  
Park

3.7    INTEGRATED SCHOOL SITE

Proposed Revised Design Concept for the KDA2 Land, 
with Open spaces indicated in the area of effected by flooding.

Indicative Site Layout for the 3no. School Campus
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Above Figure 08: Site Diagram with Site’ Opportunities and Constraints

The subject lands are predominantly flat in character with a gentle slope 
from towards the various water courses that bound the parcels to the 
east and west. 

There is a stream to the western boundary along the Shinkeen Road 
and the Skinkeen Stream which traverses the proposed site flowing north 
towards the Dublin Road. 

The development strategy looks to create a green network integrating 
with adjoining lands, in line with the vision of the KDAs parameters. 
Existing hedgerows are retained and integrated into the open spaces 
and the residential development areas. 

The site analysis of the subject sites considers key connections and 
linkages across the lands.

A loop road connecting the Dublin Road to the Skinkeen Road is a 
requirement of the KDA2 objectives, together with a designated cycle 
path to serve the future school sites and integrate into a wider network of 
linkages for the wider community.

Secondary pedestrian linkages are also considered from adjoining 
existing communities to the south towards the school lands, encouraging 
integration and sustainable living within the neighbourhood. 

The character of the Shinkeen Stream which transverses the site a 
very deep ditch of circa 3-4m, which creates an unusual constraint for 
both attenuation and a public realm / landscape response. Due to its 
excessive depth, it is not suitable to open or widen this ditch into the 
landscape setting. A generous riparian strip of more than 10m each side 
of the stream is proposed to setback the public movement and protect 
the ecology and bio diversity of the watercourse.

Boundaries of the lands vary across the site. To the south and east the 
existing residential development the houses are provided with a 2m high 
concrete block walls. The boundary to the pocket park to the south 
is provided with a 2m high metal railing with visibility through to the 
proposed site A. To the west, a smaller watercourse bounds the Skinkeen 
Road and a further riparian strip is proposed to reinforce this edge. To 
the north, the reserved school site offers an opportunity to create a new 
tree lined boulevard and an urban setting to the shared street with the 
residential community. Please refer to BSLA boundary proposals and 
design statement for further considerations.

Future Greenlink 

to Main Street over Liffey

Neighbourhood 
Center

Local 
Shops

Graveyard

Zone E Lands

RIVER LIFFEY

Existing Hedgerows 

Generally flat topography

Connection 
Opportunity

Linear Park O
pportunity along Shinkeen Stream

Graveyard

Flood 
Zone

Archaelogy

Dublin Road lacks urban edge 7 frontages

PRIMROSE GATE

4.1    SITE ANALYSIS
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This sketch illustrates an Area of Archaelogical Interest within Site B. Following consultation 
discussions with IAC Archaeologists the desgin team were advised that this an area of interest 
identified in and around AA1 should be preserved in place. All other remaining areas consisting of 
lesser archaeological findings across the site should be recorded, excavated and removed.

As result of the archaeological findings and discussions it is proposed that a suitably landscaped 
public open space is maintained in AA1.and that the proposed Link Road or boulevard should 
be positioned along the eastern boundary of Site B to minimise the impact of the archaeology of 
AA1.

IAC Archaeologists have submitted their preliminary report and findings to National Monuments 
and a meeting was held with the NM to agree the approach to mitigation measures.  No 
residential development will occur within the Archaelogical Exclusion Zone identified within the Site 
Layout Plan and all SUDS and associated services are excluded from this area. 

The proposed dual cycle path which transverses this space will be bermed up above the existing 
ground level so that it does not interfere with the ground plain and allow the archaelogy to be 
preserved in place.

This sketch illustrates the extent of flooding on the proposed site and the revised site strategy 
demonstrates how the reorganisation of the public parks can continue to provide a clear 
framework for the development of the overall KDA 2 lands and adhere to all the key objectives for 
the lands as set out in the Celbridge LAP 2017-2023, whilst ensuring compliance with the Flood Risk 
Management Guidelines.

The Local Park within Site A will engage and reinforce the riparian corridor of the Shinkeen Stream, 
integrating a continuous pedestrian and cycle links along its banks and creating a structure for a 
variety of open spaces (active and passive) and supporting a coordinated attenuation and SUDS 
strategy for the KDA2 lands. 

This layout takes account of the new flood mapping received from KCC and integrates its findings 
into the development strategy for the wider KDA 2 lands. The location of a Local Park within Site 
A will provide a public amenity within the character area of this residential area and a landsape 
setting within walking distance of their homes. 

No residential development will occur in this Flood Zone. DBFL Consulting Engineers have taken 
full regard to the provisions of the Planning System and Flood Risk Management Guidelines for 
Planning Authorities in this regard.
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4.1    SITE ANALYSIS



The Shinkeen Stream has been totally incorporated into new development as 
a landscape feature which includes a continuous pedestrian and cycle link 
setback +10m along its banks. This green link includes natural landscaping that 
will enhance the ecological value of the stream and is compliant with the Inland 
Fisheries Ireland guideance and best practice for this site and topography.

The three new residential areas are structured around a variety of open spaces 
that provide for both active and passive recreation. Formal play and football 
pitches cannot be accommodated within these local parks due to the existing 
site features of archaeology and flood areas which must be retained, but active 
kick about spaces and play areas are proposed within each character area. 
Please refer to BSLA Landscape Report further detail on the proposal.

The landscape proposals for this initial phase of development look to retain 
and integrate the existing mature trees and will provide new trees and deep 
landscape buffers along the Link Road to create a dense landscape character 
to this Boulevard or Avenue which connects from the Dublin Road to the 
Shinkeen Road.

A permeable network of pedestrian and cycle friendly streets and spaces is 
provided and integrated into the open space strategy of the revised scheme 
which incorporates the existing site features such as the Shinkeen stream and its 
riparian corridor, areas of archaeological interest, retention of a flood area and 
integration of existing mature trees and hedgerows.

A dual Cycle Path is proposed along the northern boundary of the site to 
accommodate the volume of school children expected to arrive at the school 
at peak hours. It is considered a safer proposal for this age group to provide a 
dual cycle path serving the school.

The path continues along the Shinkeen River parallel to the 10m wide riparian 
corridor, crossing the Local Park and connecting north to the Dublin Road. 
Future crossing have been incorporated into the proposed scheme to 
accommodate the extension of the cycle route south and east across the KDA2 
lands.

Additionally, a pedestrian and cycle connection to the School Site is proposed 
from the Local Park in Site B, to encourage the future integration of the new 
Schools and their active Community Amenities into the KDA overall strategy. We 
are continuing to liaise with the Department of Education with regards to their 
needs and requirements.

 66 DESIGN STATMENT - ref: 20007_Residential Development at Ballyoulster, Celbridge, Co. Kildare

Local Park 
responding 

to Flood 
Study

SITE A

SITE C
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Archaelogy

Local 
Park

Reserved 
School SIte 7.2H

Donaghcumper Demense
Strategic OpenSpace / Amenity

4.2   Open Space Network

Open Space Network diagram highlighting tthe necklace of public spaces connected by Cycle Lane and Linear Park / Corridor
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MOVEMENT HIERARCHY

The revised scheme will provide the main vehicular access to this KDA, 
creating a continuous route from the Dublin Road and the Shinkeen Road. The 
carriageway of the proposed new link road or Treelined Boulevard is 6.5m in 
width as requested by the Local Authority to accommodate the expectant 
movement of buses serving the school site. 

Future junctions are proposed to allow for connections south and east to the 
Loughlinstown Road through the KDA and the surrounding areas. Two access 
junctions are also proposed as part of this application to serve the School Site to 
the north of the shared Link Road. 

 his layout aligns with the KDA set parameters to provide a clear hierarchy of 
Roads, Boulevards and Streets, creating people friendly streets and spaces by 
using a series of new public open spaces, tree-lined streets and dedicated cycle 
links, to enage with the future residential areas and its neighnourhood.

Roads are designed to reduce vehicle speeds and encourage active modes 
of transport as the cycle lanes and public paths provide the most direct routes 
through the scheme. 

A safe, secure, and enjoyable public realm is created by the supervision of new 
routes and spaces by proposed dwellings and community facilities through 
active frontages and animation.

4.3   Connections & Movement

Legend:

30

Local Access Road 

Secondary Streets

PRIMARY ROAD

LINK ROAD

Movement Hierarchy diagram highlighting tthe hierarchy of roads, streets and lanes across the scheme Extrace from Cellbridge LAP: Transport Objectives across the KDA2 lands



 68 DESIGN STATMENT - ref: 20007_Residential Development at Ballyoulster, Celbridge, Co. Kildare

Nodal or feature buildings are provided to the entrance of prominent routes 
and at key junctions of both the Dublin Road and the Shinkeen Road. The 
community building of the Creche is located at the entrance to the site from 
the Shinkeen Road. This will be a colourful building which addresses the new Link 
Road, providing a strong sense of identity and legibility to the scheme.

Along the tree line Boulevard, the Green Link of  a dual cycle path and 
pedestrian promenade leaves the alignment of the streetscape, crosses the 
Shinkeen Stream and turns to follow the  watercourse alignment north and south 
through the KDA2 lands. A 3 storey block rises and turns to open onto this key 
pedestrian junction, providing legibility of a public way through and providing a 
strong streetscape to the boulevard and linear park.

To the Dublin Road, a robust terrace block creates an active frontage to the 
Dublin Road, where dwellings are accessed directly from the public realm. Its 
building line is pushed forward passed those of the adjoining factory buildings 
addressing the street to create a new urban response to the Dublin Road and 
reinforce the hierarchy of this street and neighbourhood within Cellbridge town. 
Again, this block rises and turns to open onto this key junction providing legibility 
of a gateway into the KDA2 lands and providing passive surveillance to the 
public realm.

Throughout the scheme, blocks orientate, overlook, and are accessed from 
the street and green links which weave through the site. The buildings provide 
enclosure to a sequence of local parks and public spaces, deliver active 
frontages, terraces and doorways which animate the streets and pathways, 
provide important passive surveillance to the public realm and create a strong 
urban streetscape to the Link Road and this new residential development.

Edges & Enclosure Diagram highlighting the consideration to Layout and Siting of the Built Form to create street edges and 
enclosure to open spaces providing increased passive surveillance to the public realm

*

*

*SITE A

SITE C

Adjoining 
site zoned 
residential

SITE B

Reserved 
School SIte 7.2H

4.4   EDGES & ENCLOSURE

View from Dublin Road towards ts
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4.5 SITE LAYOUT & Summary Schedule

SITE A

SITE B

SITE C

Character Areas defined by UD parameters & Context

Proposed Site Layout Plan 

OVERALL TOTALS

ESB Substations
sqm

Creche  GFA 
sqm

Residential  GFA 
sqm

Housing GFA HOUSING no. Apartments 
GFA APARTMEMTS no. TOTAL

24 369 39,051 17,007 130 22,045 214 344 35.5 Units/ Ha
39,051

UNIT MIX 38% 62% 26.1 Units/ Ha

Housing Mix
3bed 4bed TOTAL

Semi‐D
3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL

Unit No. 80 50 130 28 50 78 4 4 48 48
Mix 62% 38% 36% 64% 100% 100%

Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
Unit No. 54 30 130 60 154 214 Unit No. 54 30 210 50 344
Mix 25% 14% 61% 28% 72% Mix 16% 9% 61% 15%

5 7 9 sqm
Communal Space 270 210 1170 1650

Creche Visitor  @ 17% Loading Bay

Car Parking Total No. No.of Units  Parking No. of Units No. No. No.
Site A 218 9 51 102 2 spaces/ unit 80 80 1 space / unit 25 2

Site B 105 8 16  2 spaces/ unit 63 63 1 space / unit 25 1

Site C 266 71 142  2 spaces/ unit 71 71 1 space / unit 52 1

Total no.  589 1.7 per unit 9 130 260  2 spaces/ unit 214 214 1 space / unit 102 4
17% Visitor Spaces

164
214

378 no.

120  + 24no.designated to apartments
120 no.

272 214
45 1 per 3 houses in public realm
13

770 no. 2.24

Open Space Areas Site Statistics + Areas
plus 10% Gross NET

Site Local Park Playgrounds SUDS Area PUBLIC 13.4 Ha Gross Site Area Ha Redline Boundary
A 10022 200 430 10652 9.7 Ha Net Site Area  Ha
B 10550 165 10715 3.7 Ha Exclude area for the purposes of Net Area caluclation.  Please refer to diagram within 
C 3373 500 346 4219 Planners Reports and Architets Design Statement for clarifcation.

OVERALL 18% gross 25% net 25586 344 Total Number of Units
Requirement for 9.7H Net Site Area @ 15%:  14550sqm 35.5upH Net Density [Based on net Site Are of 9.7 Ha]

13% 18% Site Coverage (17,197sqm ground floor area to Site Area Net /Gross)
Site Gardens Courtyards COMMUNAL 0.3 0.4 Plot Ratio (39,444sqm to Site Area Net / Gross )
A 230 845 1075 18% 25% Public Open Space (25,586sqm to Site Area Net /Gross)
B 86 400 486 39,051 Total Resi Gross Floor Area
C 195 395 590 369 Total Creche Facility
z Communal Open Space 2151 24 Total ESB Sub Stations [ No. 1; No.2 + No.3]

Requirement for 214no. Apartments:  1650sqm 39,444 sqm Total Gross Floor Area [Resi+Creche+ESB Substations]

Apartments with stand on curtilage ( per unit) 1 per apartment
Residential on curtilage spaces 

Overall 1.5 per Apt unit provision

Bike Parking  Ratio

Gable / Semi D Resident cycle parking spaces in rear gardens 2 per house (82no houses)

2 per terraced house covered in secure store

39,444 NET density 
[Net Site Area 9 0 Ha]
GROSS density 

Car Parking Housing Apartment / Duplex Units

circa overall ratio

Visitor bike space within public realm
1 per Apartment on curtilage

Creche cycle parking within puboic realm 13 per Creche

Designated Resident cycle parking in external communal stores 

Visitor space per apartments on curtilage ( per unit)

Residential Shared, Covered & Secure spaces (stackers)

TOTAL GFA

UNITS NO.

OVERALL TOTALS

ESB Substations
sqm

Creche  GFA 
sqm

Residential  GFA 
sqm

Housing GFA HOUSING no. Apartments 
GFA APARTMEMTS no. TOTAL

24 369 39,051 17,007 130 22,045 214 344 35.5 Units/ Ha
39,051

UNIT MIX 38% 62% 26.1 Units/ Ha

Housing Mix
3bed 4bed TOTAL

Semi‐D
3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL

Unit No. 80 50 130 28 50 78 4 4 48 48
Mix 62% 38% 36% 64% 100% 100%

Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
Unit No. 54 30 130 60 154 214 Unit No. 54 30 210 50 344
Mix 25% 14% 61% 28% 72% Mix 16% 9% 61% 15%

5 7 9 sqm
Communal Space 270 210 1170 1650

Creche Visitor  @ 17% Loading Bay

Car Parking Total No. No.of Units  Parking No. of Units No. No. No.
Site A 218 9 51 102 2 spaces/ unit 80 80 1 space / unit 25 2

Site B 105 8 16  2 spaces/ unit 63 63 1 space / unit 25 1

Site C 266 71 142  2 spaces/ unit 71 71 1 space / unit 52 1

Total no.  589 1.7 per unit 9 130 260  2 spaces/ unit 214 214 1 space / unit 102 4
17% Visitor Spaces

164
214

378 no.

120  + 24no.designated to apartments
120 no.

272 214
45 1 per 3 houses in public realm
13

770 no. 2.24

Open Space Areas Site Statistics + Areas
plus 10% Gross NET

Site Local Park Playgrounds SUDS Area PUBLIC 13.4 Ha Gross Site Area Ha Redline Boundary
A 10022 200 430 10652 9.7 Ha Net Site Area  Ha
B 10550 165 10715 3.7 Ha Exclude area for the purposes of Net Area caluclation.  Please refer to diagram within 
C 3373 500 346 4219 Planners Reports and Architets Design Statement for clarifcation.

OVERALL 18% gross 25% net 25586 344 Total Number of Units
Requirement for 9.7H Net Site Area @ 15%:  14550sqm 35.5upH Net Density [Based on net Site Are of 9.7 Ha]

13% 18% Site Coverage (17,197sqm ground floor area to Site Area Net /Gross)
Site Gardens Courtyards COMMUNAL 0.3 0.4 Plot Ratio (39,444sqm to Site Area Net / Gross )
A 230 845 1075 18% 25% Public Open Space (25,586sqm to Site Area Net /Gross)
B 86 400 486 39,051 Total Resi Gross Floor Area
C 195 395 590 369 Total Creche Facility
z Communal Open Space 2151 24 Total ESB Sub Stations [ No. 1; No.2 + No.3]

Requirement for 214no. Apartments:  1650sqm 39,444 sqm Total Gross Floor Area [Resi+Creche+ESB Substations]

Apartments with stand on curtilage ( per unit) 1 per apartment
Residential on curtilage spaces 

Overall 1.5 per Apt unit provision

Bike Parking  Ratio

Gable / Semi D Resident cycle parking spaces in rear gardens 2 per house (82no houses)

2 per terraced house covered in secure store

39,444 NET density 
[Net Site Area 9 0 Ha]
GROSS density 

Car Parking Housing Apartment / Duplex Units
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Visitor bike space within public realm
1 per Apartment on curtilage
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39,051
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3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL
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Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
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Context:

This site is set within the western context of the KDA2 lands, with a new 
junction proposed from the Shinkeen Road to provide a tree-lined 
boulevard or Link Road through the lands, connecting with the Dublin 
Road and future east connections to the Loughinstown Road and 
south to connect with the wider Cellbridge road network. A school 
site of 7.2Ha is reserved to the north of the site and the proposed Link 
Road has been designed to cater for access to the school lands and 
integrate with the wider Cellbridge road network. The carriageway of 
the Boulevard is proposed at 6.5m wider by KCC to accommodate the 
movement of buses to the school lands and across the KDA2 lands.

The site is bound to the south by the existing Primrose Gate 
development which provides a mix of 2 and 3 storey houses and duplex 
terraces, with gardens of traditional houses backing onto the boundary. 
A local park is located along the southern boundary within the Willow 
Cresent estate which offers potential for pedestrian connection and 
integration within the new community. 

A local center is located along the Skinkeen Road and the 
Neighbourhood center which holds a large retail store is located in 
short walking distance onto the Dublin Road.

Connections:

This sites character is defined by three key elements, a new entrance 
from the Shinkeen Road, the Tree-Lined Boulevard and the Local Park 
which responds to the KCC Flood Study 2021 and engages with the 
Shinkeen Stream and its riparian corridor. 

A new junction is proposed to the Shinkeen Road to serve the KDA2 
lands. As a watercourse runs along the weatern boundary of the site, a 
riparian corridor of 10m has been provided and buildings are setback a 
further 10m to preserve the biodiversity of the watercourse. This provides 
a dense landscape and mature landscape onto the Shinkeen Road 
allowing only an aperture to the residential development behind at the 
junction. 

 A new link road is proposed to connect from the Shinkeen Road and 
loop back to the Dublin Road as part of this phase of development and 
will provide access to the School Site and allows for future connections 
to adjoining lands and phases. 

A dual cycle path is proposed along the northern edge of the 
boulevard in consideration of the volume children who will be 
accessing the school site by foot and bike. 

S.1  CHARACTER AREAS_ SITE A  

View towards the new junction onto the Shinkeen Road

TREELINED BOULEVARD with Dual Cycle Path to School Boundary

Landscaped Islands

SIte Layout Plan to Site A:  showing Dual Cycle Path to the north of Link Road and permeability through the site Opportunities for connection to Primrose Gate provided

TREELINED BOULEVARD with Dual Cycle Path to School Boundary
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S.1  CHARACTER AREAS_ SITE A  

This greenlink continues through the KDA2 lands following the 
watercourse of the Shinkeen Stream and its ecological corridor and 
moves through a series of Local Parks and public spaces, connecting 
north with the Dublin Road, east to the Loughlinstown Road  and south 
along the stream towards to GAA academy lands and the Hazelhatch 
station 3km away.

Distinctiveness & Inclusivity

On arrival into the site, the Community Childcare facility steps forward 
as a nodal block or gateway building. This building has been conceived 
to be a vibrantly rendered building with a mix of form and materials. The 
building is entered from the Boulevard to engage with the wider existing 
community and encourage people to access the creche by bike or 
foot. The facility is self contained within a secure garden setting which is 
located next to the public playground which will be well utilized in this 
location.

The link road within Site A will have a dense landscaped character 
with a formal treelined avenue to the northern boundary and densely 
landscaped ‘islands’ to the south of the carriageway. 

These islands serve to attenuate the road separate to the residential 
development and also create a dense physical buffer between the 
residential dwelling that overlook the road and the access junctions into 
the school site, acting to diffuse traffic noise, car lights and dust etc. The 
public path is located behind these islands and the dwellings are access 
from it, animating the public realm and providing passive surveillance to 
the streetscape.

As the link road or Tree-line Boulevard progresse further into the KDA2 
lands the subject site, the vista opens out into a Local Park which 
supports this character area. The landscape setting of this park responds 
to the constraints of potential flooding in this area as identified in the 
KCC Hazelhatch Flood Study Report 2021. Due to this constraint, now 
build development can occur in this area and the lands must be 
reserved to flood. Equally no formal play spaces e.g. Muga or football 
pitchs can be proposed within this space as it would disrupt the function 
of the lands in response to flooding.

This constraint offers an opportunity in terms of creating a unique 
character and amenity offer to the local residents of Site A. The 
proposed landscape strategy looks to provide a community park with 
potential for more passive amenities of gardening, informal play spaces 
and walking circuits. This offer will respond to the needs of the varying 
ages within the community and create a very distinct sense of place 
and identity within Site A.

Landscaped Islands

Communal 
Garden

Communal 
Garden

Public 
Playgrond

CRECHE

2no. Vehicular Junctions to School Site provided

Traditional +11m back gardens to secures boundary

Dry swales and basins within landscape

Site Layout Plan with creche as Nodal / Feasture Building at the entrance and Communal Gardens intergating with streetscape

Dual cycleway of Greenlinks Treelined Boulevard to Link Road
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S.1  CHARACTER AREAS_ SITE A  

Layout & the Public Realm

The layout of the proposed scheme is set out in a formal street pattern 
of development to maximise the efficiency of the site and provide a 
structure to the built environment given the extent of landscape that it 
is enclosed by.

To the west, the Creche, playground and Residential terrace is setback 
from the Shinkeen Road in response to the watercourse and the 
provision of attenuation for the development, which is constrained due 
to the expansive flood zone to the east of the site. 

This terrace provides dual aspect units to overlook the landscape offer 
behind and provides an animated elevation to its streetscape. The 
bookends of this terrace turn, access and overlook to the north towards 
the public playground and south to overlook the adjacent communal 
garden.

A network of public spaces is provided interlinking with the residential 
street which runs east-west across the site. A terrace of houses secures 
the boundary to the south of the site and echoes the housing layout 
of the Primrose Gate to this edge. The existing hedgerow is removed 
to this boundary but mammal runs are integrated inot the boundary 
proposal to provide linkages for the ecology on the site.

This linear housing streetscape formalises the southern edge and 
allows for openings along the northern edge. Communal Gardens are 
visible from the street, the communal courtyard open directly onto this 
residential street and offers incidental play and rest spaces in a more 
enclosed and personal scale for the local residents to mix, chat and 
engage together. These gardens provide a contrast and balance to 
the Local Parks which cater for the wider community and deliver a 
wider sense of space and openness. 

CGI to show Character of Communal Courtyard within Site A 

Elevation to Boulevard from Shinkeen Road with Creche as colourful feature building at the entrance
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S.1  CHARACTER AREAS_ SITE A  

The streetscape turns at the Local Park and formal housing terraces 
frame and overlook the park to its western boundary. An open vista is 
created from the street across the wide public space which is enclosed 
only by the riparian hedgerows of the Shinkeen Stream and bound to 
the south by the existing Primrose Gate local park. 

Pedestrian links have been incorporated into our landscape proposal 
to this boundary to allow for future connection but to date, the 
Management Company has declined. This connection would offer the 
residents a shortcut to the school site and encourage integration within 
the community.  

Dry attenuation basins are provided as part of the SUDS strategy across 
the site. These are simple sloped landscapes which integrate with the 
wider parkland setting and can be landscaped without impacting the 
function of the swale. We confirm that only 10% of theses basins / SUDS 
area is included within our Public Open Space calculation in response 
to KCC opinion.

Site Layout Plan witto Local Park within Site A responding to Flood constraints 2021

Landcape proposal allows 
for future connections 

from Primrose Gate

Photomontage from Primrose Gate towards Local Park - prepared by Modelworks

+22m

Section through southern existing boundary to Primrose Gate housing
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S.1  CHARACTER AREAS_ SITE A  

Variety & Efficiency

A mix of unit types and sizes of units is proposed within Site A to create 
a vibrant and mixed community with this character area. Four 3 storey 
terrace buildings which face onto the Boulevard and access street will 
provide 

3bed duplex units whose living spaces and terrace will overlook the 
communal courtyard and the Boulevard with entrances to the dwellings 
from the public path. Bedrooms are provided to the rear of these 
terraces to protect the amenity of the houses.

1bed apartments are located within 2no. terrace blocks with own-
door access at ground floor from the street or Communal Courtyard 
and 2bed duplex units are located above, overlooking the gardens 
and streetscape below. Traditional 2 storey 3bed and 4bed houses 
bounds and secures the southern boundary and creates a residential 
streetscape to the 2no. housing clusters at the heart of this character 
area. Houses area orientated to overlook the street and public paths 
with thresholds provided to set the pedestrian back from living spaces.

Parking, Bins & Bikes

218no. Parking spaces are provided within Site A with a breakdown in 
provision of 2no. spaces per house and 1no. space per apartment and 
25no. spaces for visitors and 2no. loading spaces. 9no. spaces are also 
provided to support the Childcare Facility with 2no. spaces designated 
for set down and parking arranged within a courtyard setting to 
enhance safety to the children.

All apartments are provided with a Sheffield bike stand to 
accommodate 2no. bike spaces per unit across the scheme. A secure 
and covered bike store is provided to serve terraced houses and any 
units that cannot accommodate bike storage on curtilage. This is an 
overall ratio of 2spaces per unit with 288no. spaces provided within this 
site.

Each unit is provided with 3no. domestic bins on curtilage to the unit, 
or assumed in the back garden of semi-detached dwellings. Bins are 
enclosed with a brick wall surround to provide a quality and consistent 
finish and threshold across the development. Please refer to drawing 
20007-OMP-00-00-DR-A-5000 within the OMP pack of information for 
further details on the proposed Bin and Bike Stores, together with the 
Waste Management Plan submitted as part of the EIAR.

Dwelling are self contained with 
bin stores, 2no. bike stores on 

curtilage. 

Bins  and bikes within private 
realm.
Compliant Terrace area is in 
addition to paths and storage

Duplex Terrece designed for 
dual access own door units 
to animate the street and 
courtyards providing passive 
surveillance

Extract from Bin Store drawing showing 
brick enclosure to stores

Extract from Communal Bike Stores 
showing brick enclosures, covered and 
secure within the public realm
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S.1  CHARACTER AREAS_ SITE A  

 

GFA
3 Bed Dup Lower 

Terrace 115.8

3 Bed Dup Upper 
Terrace 117.1

3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Block 01 1,515 4 4 2 2 ‐ ‐ ‐ 12

Block 02 1,515 4 4 2 2 ‐ ‐ ‐ 12

Block 03 1,261 ‐ ‐ ‐ ‐ 8 4 4 16

Block 04 1,261 ‐ ‐ ‐ ‐ 8 4 4 16

Block 05 1,515 4 4 2 2 12

Block 06 1,515 4 4 2 2 12

Own Door 8,583 16 16 8 8 16 8 8 80

GFA
3bed Hse_D1 

Terrace 117.6

3bed Hse D2 Wide 
Detached

110.3

3bed Hse D3 Wide 
Semi-Detached

110.3

3bed Hse D4 Wide 
Terrace

104.9
4bed Hse_D5      

Semi-Detached 142.7

3 Bed Hse_D6 
Side Entrance

124.9 TOTAL
no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Lot A 3,087.5 11 ‐ ‐ ‐ 11 1 23

Lot B 1,874.6 6 ‐ ‐ ‐ 6 2 14

Lot C 1,874.6 6 ‐ ‐ ‐ 6 2 14

6,837 23 0 0 0 0 23 5 51

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL
28 23 51 5 23 28 23 0 23
55% 45% 18% 82% 100% 0%

GFA HOUSING Apartments TOTAL

no. units sqm no. units sqm

51 80
15,420 51 80 131

39% 61%

GFA

369sqm

HOUSING APARTMENT / 
DUPLEX Visitor Loading Bay Creche TOTAL

102 80 25 2 9 218
2  per house 1 per unit 11%

Duplex Type  C2

Block 07 Creche 

Total GFA

Parking Totals Site A

Site A Totals

UNITS 

Duplex Unit Type A3 Duplex Unit Type A4

Site A ‐ 

Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type B Duplex Type  C1

Apartments

Houses

SUBTOTAL

Project Name:   Residential Development at Ballyoulster, Cellbridge       
Date: 13.06.2022                                                                           
Schedule of Accommodation
File Ref: 20007-OMP-XX-SA-A-8000

Client: Kieran Curtin, Receiver over certain 
assets of Maplewood Developments 
Unlimited Company (in liquidation and in 
receivership)

MIX
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Context:

This sites is set within the northern context of theKDA2 lands with 
a new junction proposed from the Dublin Road to provide a 
connection and continuation of the tree-lined Boulevard or Link 
Road through the site connecting with the wider Cellbridge 
road network. The site is bound to the west and east by 2no. 
factory buildings which are setback some 26m and 45m from 
the Dublin Road respectively.

.Connections:

This sites character is defined by three key elements, the new 
entrance and street frontage to the Dublin Road which acts 
as a Gateway into the KDA2 lands, the Tree-Lined Boulevard 
which transverses the site towards the Shinkeen road and the 
Local Park which provides a unique character to this area as it 
reponds to the Archaeology findings in this area.

The dual cycle path is proposed along the western edge of 
the boulevard in consideration of the volume children who will 
be accessing the school site by foot and bike. This greenlink 
continues crosses the Local Park within Site B and is raised 
above the existing level so that it does not impact the area of 
archaeological interest below ground. The greenlink crosses the 
existing bridge over the watercourse of the Shinkeen Stream 
connecting into Site C.   

The layout of Site B also provides a future vehicular connection 
to the adjoining site to the west of these lands as they are 
also zoned for Residential development are located within 
the KDA2 boundary. A housing terrace securing the boundary 
to the adjoining western boundary with private gardens and 
dwellings are setback over 11m from the retained hedgerow. 
This protects the development potential of the adjoining site by 
removing issues of overlooking and overbearance.

5.2   CHARACTER AREAS_ SITE B 

Context elevation to the Dublin Road showing the proposed Gateway terrace in context with adjoining factory buidlings

Site Layout Plan to Site B showing connections and key frontages to public realm

Providion for 
Future connection 

Archaelogical 
Area of Interest 
AA1

Building line setback from 
Dublin Road
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5.2  CHARACTER AREAS_ SITE B

Distinctiveness & Inclusivity

This scheme will provide the first step to create a more urban 
streetscape to the Dublin Road. The proposed terrace pushes 
forward passed the existing building line of the adjacent factory 
buildings and defines itself as an entrance or gateway building into 
the KDA2 lands. The building form rises and turns towards the new 
link road / tree-lined boulevard giving an animated elevation and 
nodal point along the Dublin Road.

The design of this block takes the adjacent site into consideration, 
setting back from the western boundary to retain the services and 
associated wayleave which serves the adjoining site. The existing 
trees along the Dublin Road will be removed for the introduction of 
a turning lane into the KDA2 lands. We have looked to retain and 
integrate the existing hedgerow and character of the Dublin Road 
into the scheme. The scheme provides a public path and dual 
cycle lane behind this 5m deep landscape buffer which will help 
shield and diminish the residential dwellings from light, noise and 
dust from the traffic of the Dublin Road. 

The character of the Link Road as it enters the site, continues the 
Tree-Lined Boulevard with a dual cycle path and public path along 
its western boundary. The relationship of the buildings differs from 
Site A, where the front directly onto the Boulevard and aparallel 
parking is provided for the unts. This creates a more residential 
nature to the boulevard and setting of the Site B. 

Photomontage View from the Dublin Road towards the Gateway or Feature building with public path and cycle way behind retained hedgerow

Context elevation to the Link Road / Tree-lined boulevard from the Dublin Road towards the Local Park
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5.2   CHARACTER AREAS_ SITE B 
As the link road progresses through the site, the vista opens out 
onto the meadowed landscape of the Local Park within Site B. 
The landscape and layout of this Public Park has been designed in 
consideration of the finding in the Archaeological Assessment of the 
site, which found an area of interest at this location (AA1). Please 
refer to IACs Archaeological Report and considerations which is 
submitted with this location.

 

Layout & the Public Realm

The layout of the buildings within this character area has been 
orientated to provide a 3 storey built edge to the tree-lined 
Boulevard with front doors accessing directly from the public 
footpath. Doors are set back behind deep thresholds which contain 
bike stands, bin enclosures, terraces and a landscaped buffer to 
protect the amenity within the dwellings.

The building terraces are designed to provide ‘bookend’ elevations 
as nodal points which rise, turn and orientate their forms at key 
junctions within the landscape, signifying entrances to the Green 
link across the Local Park; the future pedestrian gateway from the 
school; and the vehicular crossing of the Shinkeen Stream as the link 
road moves into Site C. The blocks and corner elements provide an 
element of wayfinding and a sense of identity to this character area.

Network of public spaces

The layout of site B integrates with a network of open spaces as 
set out in the over site strategy diagrams and the wider urban 
design strategy for the KDA2 lands. The green link of the dual cycle 
path and pathways weave across the site and link into Site C and 
continues along the riparian or linear corridor of the Shinkeen Stream. 

Secondary pedestrian connections are also provided between 
the communal gardens which are overlooked by their adjoining 
duplex apartment terraces. These smaller spaces provide a sense 
of enclosure from the wider public realm and offer resting and 
secondary play spaces for the local residents of the scheme. They 
vary from the expansive spaces of the Local Park which is open for 
exploration and engagement with the natural landscaped habitat. 
A further pedestrian access is proposed to the boundary with the 
school site, which will allow a future connection should the school 
require it.

Site Layout Plan to Site B showing connections and key frontages to public realm

Provision for 
Future pedestrian 
connection to School 
proposed
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Permeability of open 
space for community

Connection at 
Existing Bridge
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5.2  CHARACTER AREAS_ SITE B

CGI towards Local Park from the Link Road as the cycle way departs across the public open space. Buiding 
are laid out to orientate and overlook this space

Sensitive and unique public open space of meadows and wild flowers with informal resting space open for exploration and engagement with nature

Two terraces frame, edge and nestle into the landscape setting 
of the Local Park. They have been positioned in consultation 
with our Archaeological consultant to avoid the area of 
archaeological interest within Site B. These terraces are positioned 
and orientated to provide passive surveillance over the Local 
Park with active elevations of doors, terraces and living spaces 
overlooking the park on all sides. 

Dry attenuation basins are provided as part of the SUDS strategy 
across the site. These are simple sloped landscapes which 
integrate with the wider parkland setting and can be landscaped 
without impacting the function of the swale. We confirm that 
only 10% of theses basins/ SUDS area is included within our Public 
Open Space calculation in response to KCC opinion.
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5.2   CHARACTER AREAS_ SITE B 

Site B ‐  

GFA
3 Bed Dup Lower 

Terrace 115.8

3 Bed Dup Upper 
Terrace 117.1

3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

3 Bed Dup 
Upper 109.6

3 Bed Dup 
Upper 108.7

2 Bed Apt 
81.8

TOTAL

no. units sqm no. units sqm no. units sqm no. units no. units no. units no. units sqm no. units sqm no. units sqm no. units sqm

Block 01 1,648.2 0 0 0 0 8 0 0 4 4 3 19

Block 02 1,261.0 0 0 0 0 8 4 4 0 0 0 16

Block 03 1,515.2 4 4 2 2 0 0 0 0 0 0 12

Block 04 2,018.9 6 6 2 2 0 0 0 0 0 0 16

Own Door 6,443 10 10 4 4 16 4 4 4 4 3 63

GFA
3bed Hse_D1 

Terrace 117.6
3bed Hse D2 Wide 

Detached 110.3
3bed Hse D3 Wide 

Semi-Detached 110.3
3bed Hse D4 Wide 

Terrace 104.9
4bed Hse_D5      

Semi-Detaached 142.7
3 Bed Hse_D6 
Side Entrance 124.9 TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Lot A 1,006.3 6 ‐ ‐ ‐ 0 2 8

1,006 6 0 0 0 0 2 8

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL
8 0 8 2 0 2 6 0 6

100% 0% 100% 0% 100% 0%

GFA HOUSING APARTMENTS TOTAL    
no. units sqm no. units sqm

8 63
7,450 8 63 71

11% 89%  

HOUSING Apartments Visitor Loading Bay TOTAL

16 63 25 1 105

2 / house 1 /unit 24%

Corner Apartment Type EDuplex Unit Type D2

Parking Totals Site B

Duplex Unit Type B Duplex Type  C1 Duplex Unit Type D1

Apartments

Site B Totals

UNITS 

MIX

Duplex Type  C2Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type A3 Duplex Unit Type A4

Houses

SUBTOTAL

Site B ‐  

GFA
3 Bed Dup Lower 

Terrace 115.8

3 Bed Dup Upper 
Terrace 117.1

3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

3 Bed Dup 
Upper 109.6

3 Bed Dup 
Upper 108.7

2 Bed Apt 
81.8

TOTAL

no. units sqm no. units sqm no. units sqm no. units no. units no. units no. units sqm no. units sqm no. units sqm no. units sqm

Block 01 1,648.2 0 0 0 0 8 0 0 4 4 3 19

Block 02 1,261.0 0 0 0 0 8 4 4 0 0 0 16

Block 03 1,515.2 4 4 2 2 0 0 0 0 0 0 12

Block 04 2,018.9 6 6 2 2 0 0 0 0 0 0 16

Own Door 6,443 10 10 4 4 16 4 4 4 4 3 63

GFA
3bed Hse_D1 

Terrace 117.6
3bed Hse D2 Wide 

Detached 110.3
3bed Hse D3 Wide 

Semi-Detached 110.3
3bed Hse D4 Wide 

Terrace 104.9
4bed Hse_D5      

Semi-Detaached 142.7
3 Bed Hse_D6 
Side Entrance 124.9 TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Lot A 1,006.3 6 ‐ ‐ ‐ 0 2 8

1,006 6 0 0 0 0 2 8

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL
8 0 8 2 0 2 6 0 6

100% 0% 100% 0% 100% 0%

GFA HOUSING APARTMENTS TOTAL    
no. units sqm no. units sqm

8 63
7,450 8 63 71

11% 89%  

HOUSING Apartments Visitor Loading Bay TOTAL

16 63 25 1 105

2 / house 1 /unit 24%

Corner Apartment Type EDuplex Unit Type D2

Parking Totals Site B

Duplex Unit Type B Duplex Type  C1 Duplex Unit Type D1

Apartments

Site B Totals

UNITS 

MIX

Duplex Type  C2Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type A3 Duplex Unit Type A4

Houses

SUBTOTAL

Variety & Efficiency

A mix of unit types and sizes of units is proposed within Site B 
to create a vibrant and mixed community with this character 
area. 1bed apartments are provided at ground floor with 
own-door access and a mix of 2 and 3 bed duplex units are 
located above with terraces at upper floors which overlook 
streetscapes, parks and the Donaghcumper Demesne to the 
north.

A 3 storey apartment block is proposed to the corner junction 
with the Dublin Road to define and respond its key location 
and 3 storey terraces of 3bed duplex units overlook the park 
providing dual aspect, vistas and own door access to all 
units. 

Traditional 3bed houses are proposed which provides a 
mixed offer on the site and secure the boundary to the west, 
protecting its development potential and retaining the existing 
hedgerow. 

Parking, Bins & Bikes

105no. Parking spaces are provided within Site B with a 
breakdown in provision of 2no. spaces per house and 1no. 
space per apartment and 25no. spaces for visitors. This is an 
overall ratio of 1.47spaces per unit.

All apartments are provided with a Sheffield bike stand to 
accommodate 2no. bike space and a secure and covered 

bike store is provided to serve the terraced houses that cannot 
accommodate bike storage on curtilage. This is an overall ratio of 
2.25spaces per unit with 162no. spaces provided in Site B.

Each unit is provided with 3no. domestic bins on curtilage to the 
unit, or assumed in the back garden of semi-detached dwellings. 
Bins are enclosed with a brick wall surround to provide a quality 
and consistent finish and threshold across the development. 
Please refer to drawing 20007-OMP-00-00-DR-A-5000 within the 
OMP pack of information for further details on the proposed 
Bin and Bike Stores, together with the Waste Management Plan 
submitted as part of the EIAR.
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Providion for 
Future pedestrain 
connection to 
School

Formal 
Playgrounf

Building line setback from 
Dublin Road

Context:

This site is set within the heart of the KDA2 lands wrapped by the new 
link road to the east and the Shinkeen Stream and riparian corridor to 
the west. The character of the Stream is like a very deep ditch of circa 
3m and of equal width. It is because of this character that a riparian 
corridor of 10m is advised from the top of its banks. A further 10m 
median zone is proposed which excludes any built structures but can 
contain public amenities such as the dual cycle path, public lighting 
and SUDS which drain into the watercourses.

Connections:

Site C’s character is defined by three key elements, the Tree-Lined 
Boulevard, the linear park along the riparian corridor to the Shinkeen 
Stream and its central Local Park. 

The link Road extends across two bridge crossing of the Shinkeen 
Stream (north and south) connecting the vehicular movements 
between sites A and B and providing 2no. future junctions into 
adjoining KDA2 lands. The location of these two junctions aligns with 
considerations for connectivity and layout, as set out in the urban 
designs strategy diagrams proposed.

There is a transition in character to the tree-lined boulevard or link 
road within this scheme. 3 storey duplex terrace blocks are located 
at each bridge or crossing of the Shinkeen stream working as nodal 
building to orientate the visitor and provide enclosure to the residential 
scheme within. The corner of these blocks rise and turn to face the 
arrival, framing vistas from key access points. 

The dual cycle path extends south from the Dublin Road, into Site 
C crossing the stream at an existing bridge point. The path splits 
providing a green link east towards the link road and a future 
connection to the Loughlintown Road and south, following the 
watercourse along the linear park. This public green link is set back 
from the riparian corridor of the stream and is overlooked by 3no. 
terraced blocks. 

5.3 CHARACTER AREAS_ SITE C

Oultine to 
Flood extents

G
RE

EN
LIN

K

Hedgerow Retained and integrated 

Feature building at junction

Provision for Future Vehicular Connection

Sensitive and unique public open space of meadows and wild flowers with informal resting space open for exploration and engagement with nature

Site Layout Plan to Site C-  showing connections, edges and hedgerows retained

Provision for Future 
Vehicular Connection
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5.3   CHARACTER AREAS_ SITE C

The proposed terraces which frame and edge this active amenity space offer front doors and private terraces facing onto this space, providing passive surveillance and animation to this area of 
the public realm. This landscaped passage is also integrated with the public lighting strategy that is sensitive to mammals within this ecological corridor.

Distinctiveness & Inclusivity

This scheme stitches together the linkages, open spaces and architectural intent of the Urban Design strategy for the lands. Its spine is the linear park or riparian corridor as it follows the Shinkeen 
Stream. This element of public realm creates the chain, linking the three Local Parks within this initial phase and providing a dedicated Green Link through the site from the Dublin Road to the 
Shinkeen Road and extends east to the Link Road, setting up a future network towards the Loughlinstown Road. The local park of the character area integrates with this permeable network and 
creates a further distinct sense of place this site. This public space will provide the formal play areas which could not be accommodated by the constrained topography and context within Site A 
and B. Ample visitor parking is provided adjacent to the site to accommodate visitors and residents to meet, play and enjoy the medley of amenities on offer. Connections towards Site A and Site 
B public spaces are all accessible from this radial location providing vibrancy and movement within the scheme.

CGI to the GreenLink along the watercourse of the Shinkeen Stream, Two dual access terraces overlook and animate the public realm
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5.3 CHARACTER AREAS_ SITE C

Dry attenuation basins are provided as part of the SUDS strategy 
across this site. These are again simple sloped landscapes which 
integrate with the wider landscape setting and can be planted 
without impacting the function of the swale. We confirm that 
only 10% of theses basins / SUDS area is included within our Public 
Open Space calculation in response to KCC opinion.

Layout & the Public Realm

The park is overlooked and surveyed by two residential terraces 
which provide a sense of enclosure or ‘within’ to the scheme. 
The buildings create an edge to the Link Road as the boulevard 
wraps around Site C. There is a transition in scale and character 
along the boulevard as two storey housing fronting onto the 
street forms a new character and recognisable residential 
character to the scheme. 

The strong urban edge of dwellings encircles a grid of 
residential streets within. The streets are structured and laid 
out perpendicular to the existing hedgerow which is retained, 
reinforced, and integrated into the ecology network of the 
lands. Dwellings are set back to retain the large trees within the 
hedgerow as it traverses the site and connects with the riparian 
corridor of the stream to the west.

To the south of this site, a 3 storey terraced block is proposed, 
which closes the vista from the proposed junction to the south. 
A raised junction is proposed here, near the crossing of the 
Shinkeen Stream where the dual cycle path or Green link turns 
towards the school and crosses the road towards the south of the 
application site. 

The building form again responds to the hierarchy of this junction, 
a pivotal point within the journey of the Green Link. The proposed 
building form turns and create a formal massing and elevation 
to this axial space, providing a dynamic corner within the public 
realm.
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5.3   CHARACTER AREAS_ SITE C

Variety & Efficiency

A mix of unit types and sizes of units is proposed within 
Site C to create a vibrant and mixed community with 
this character area. 1bed apartments are provided at 
ground floor with own-door access and a mix of 2 and 
3 bed duplex units are located above with terraces 
at upper floors which overlook streetscapes and park 
settings.

A 3 storey apartment block is proposed to the key 
junction with the Boulevard and the Greenlink as it turns 
towards the school and crossed the Link Road south. 
Traditional 3bed and 4bed houses are also integrated 
within the sites layout, providing a balanced mix of 
units which will respond to the needs of sustainable 
community into the future. 

CGI to looking toward housing streetscape within Site C from the Local Park

Rear Eleation to wide fronted House types 
D3 and simiar to the Boulevard
Not habitable rooms at upper level. 
Opaque windows to bathrooms onty

Upper floor layout to D3 house type 
showing services to rear and removing 
overlooking to adjoining houses

18m
11m back gardens

7m back gardens to wide fronted houses



DESIGN STATMENT - ref: 20007_Residential Development at Ballyoulster, Celbridge, Co. Kildare   87

Site C ‐ 

GFA
3 Bed Dup Lower 

Terrace 115.8
3 Bed Dup Upper 

Terrace 117.1
3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

3 Bed Dup Upper 109.6 3 Bed Dup Upper 108.7 2 Bed Apt 
81.8

TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units no. units sqm

Block 01 1,515.2 4 4 2 2 0 0 0 0 12

Block 02 1,515.2 4 4 2 2 0 0 0 0 12

Block 03 1,001.4 0 0 0 0 6 3 3 0 9

Block 04 1,338.4 0 0 0 0 8 4 4 0 12

Block 05 1,648.2 0 0 0 0 8 4 4 3 15

7,018 8 8 4 4 22 11 11 3 71

GFA
3bed Hse_D1 

Terrace 117.6
3bed Hse D2 Wide 

Detached 110.3
3bed Hse D3 Wide 

Semi-Detached 110.3
3bed Hse D4 Wide 

Terrace 104.9
4bed Hse_D5      

Semi-Detaached 142.9
3 Bed Hse_D6 
Side Entrance 124.9 TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

2,653.6 4 0 4 0 10 2 20

1,994.0 2 3 4 1 5 1 16

2,377.5 4 1 8 0 6 0 19

2,138.4 8 0 0 0 6 2 16

9,164 18 4 16 1 27 5 71

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL Detached 3bed 4bed TOTAL
44 27 71 21 27 48 19 0 19 4 0 4
62% 38% 44% 56% 100% 0% 100% 0%

GFA HOUSING APARTMENTS TOTAL

no. units no. units

71 71
16,182 71 71 142

50% 50%

HOUSING Apartments Visitor Loading Bay TOTAL
142 71 52 1 266 216
2 per house 1 per unit 20%

Parking Totals Site C

Lot A

Lot B

Duplex Unit Type D2

Site C Totals

UNITS 

MIX

Lot C

Lot D

SUBTOTAL

Houses

Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type B Duplex Unit Type D1 Corner Apartment Type E

Apartments

Duplex Unit Type A3 Duplex Unit Type A4

Parking, Bins & Bikes

266no. Parking spaces are provided within Site c with a breakdown in provision of 2no. 
spaces per house and 1no. space per apartment and 52no. spaces for visitors to the parks 
and the scheme. This is an overall ratio of 1.8 spaces per unit.

All apartments are provided with a Sheffield bike stand to accommodate 2no. bike space 
and a secure and covered bike store is provided to provide any unit with 2 bike spaces that 
cannot be accommodated on curtilage. There is an overall ratio of 2.25spaces per unit with 
320no. spaces provided in Site C and an overall provision of 770no. bike spaces across the 
scheme. 

Each unit is provided with 3no. domestic bins on curtilage to the unit, or assumed in the back 
garden of semi-detached dwellings. Bins are enclosed with a brick wall surround to provide 
a quality and consistent finish and threshold across the development. Please refer to drawing 
20007-OMP-00-00-DR-A-5000 within the OMP pack of information for further details on the 
proposed Bin and Bike Stores, together with the Waste Management Plan submitted as part 
of the EIAR.

5.3 CHARACTER AREAS_ SITE C



Childrens Play 
Area

Extendable Area  
Integrated into 

Layout

“Childcare Facility
The proposed creche building is located on Zone E lands at the 
entrance to the KDA2 lands from the Shinkeen Road. This provides 
the building with a high profile location and in turn provides a new 
community building engaging with the existing and new community. 

The building is a 2 storey block with its entrance to the New Link Road, 
set down and staff parking is located within a designated courtyard 
and the children’s play area is south facing and secured with a high 
railing. The building has been design to allow for ease of extension 
should the need arise. 

The children’s play space has been over sized to allow for expansion 
without a requirement to purchase more land. This design consideration 
was in response to KCC request during a planning workshop.

The crèche building is a simple interlocking form of brick and render. 
Large glazing elements and doors open out onto the garden from the 
play rooms and a communal access from the stair core is provided for 
all users of the building. 

The staff are provided with their own designated room and facilities 
and a kitchen is provided for the preparation of meals on site. 9no. Car 
spaces and 13no. Bike spaces are allocated to the facility for staff and 
the drop off of children.
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5.4   Architectural Language & Materials 5.4   Architectural Language & Materials 

CGI  and Site Layout Plan below to the riparian corridor and greenlink within Site C which shows a coordinated design proposal and the use 
of materials to define entrances and break up the massing of the 3 storey terraces within the landscape setting.
Bins and bikes are integrated within the private realm of the dwelling at ground floor with brick enclosures and a 1.2m railing defining the 
private realm. Access to the dwellings animate the public realm on both sides of the terraces and visitor bike stands are integrated into the 
landscape strategy. 

In response to this item,the Architectural Approach to both the site 
layout, unit typologies was reviewed and all elevations have been 
addressed and revised to provide clear built forms and massing which 
respond to their specific context, addressing corners, entrances and will 
provides a rhythm to the streetscape and park settings. 

A controlled palatte of materials is proposed across the development 
of brick, render, aluminium windows and doors, railings and tiled 
roofs applied to domestic pitched roof forms which are efficient in 
terms of buildability and also for residents to maintain and extend in 
the long term. Please also refer to the submitted Life Cycle Report 
which is coordinated with the extended design team to inform the 
considerations of quality, longevity, maintenance and usability.

These robust and high-quality materials will weather well through the 
years and as the brick elements will harmonise the character areas in 
tone, the resident will have the flexibility to personalize the rendered 
façade in the future if they so wish.
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Two tones of brick are proposed within this initial phase of 
development. A red blended brick and a buff blended tone is 
suggested to create a variety and sense of place within the unique 
setting of street, park or courtyard. 

A consistent metal railing encloses ground floor terraces to all duplex 
and apartments and all bin structures are made from solid brick 
enclosures with metal doors to match. These secondary structures and 
elements together with the public furniture and lighting become key 
manufacturers of a harmonious streetscape and a sense of place is 
formed across the entire site.

Nodal or feature buildings are provided at the entrances to the site 
and at the key junctions of both the Dublin Road and the Shinkeen 
Road and entrance to the greenlink or Linear park along the Skinkeen 
Stream.

To the Dublin Road junction the apartment building turns and faces 
the entrance with a solid brick form and the glazed balconies of the 
apartments are set within the corner and overlook the junction and the 
Donaghcumper demense to the north. 

The community building of the Creche is located at the entrance to the 
site from the Shinkeen Road. This will be a colourful building with a mix 
of brick and render which addresses the new Link Road or Boulevard 
providing a strong sense of identity and legibility to the scheme. The 
building is accessed from the Boulevard but overlooks and provides an 
animated elevation to both the streetscape, open spaces and opens 
out to the enclosed play area to the south.

A strong terrace form nestles into the landscape of the local park within 
site B, providing a valuable sense of passive surveillance to the public 
realm. 

All elevations are active and all terraces along the linear park or 
corridor are dual access: that is access to provided to the ground floor 
unit on the park side and to the upper floor unit from the street side. This 
ensures a physically active public ream which is animated, well lit and 
overlooked by units at all times.  Porches to the duplex terraces are in 
brick and area set forward to provide a sense of identity to the dwelling 
and creates a modulation of form within the façade. 

Two brick tones are proposed across the scheme with a more Buff tone within Site A and a darker red blended brick within Site B & C.
The change in tones provides a sense of identity to residents and also supports wayfinding through the KDA2 lands.

5.4   Architectural Language & Materials 

Thrsholds to the public rrealm protect 
the amenity of the dwellings. Soft 
landscaping, brick enclosures of bins and 
a metal railing line are all used together 
to seperate the private domain .

Modulation in form in response to 
context, layout and orientation to 
provide active elevations that overlook, 
enage and animate the public realm.
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5.5   Schedule of Accommodation

Proposed Site Layout Plan 

OVERALL TOTALS

ESB Substations
sqm

Creche  GFA 
sqm

Residential  GFA 
sqm

Housing GFA HOUSING no. Apartments 
GFA APARTMEMTS no. TOTAL

24 369 39,051 17,007 130 22,045 214 344 35.5 Units/ Ha
39,051

UNIT MIX 38% 62% 26.1 Units/ Ha

Housing Mix
3bed 4bed TOTAL

Semi‐D
3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL

Unit No. 80 50 130 28 50 78 4 4 48 48
Mix 62% 38% 36% 64% 100% 100%

Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
Unit No. 54 30 130 60 154 214 Unit No. 54 30 210 50 344
Mix 25% 14% 61% 28% 72% Mix 16% 9% 61% 15%

5 7 9 sqm
Communal Space 270 210 1170 1650

Creche Visitor  @ 17% Loading Bay

Car Parking Total No. No.of Units  Parking No. of Units No. No. No.
Site A 218 9 51 102 2 spaces/ unit 80 80 1 space / unit 25 2

Site B 105 8 16  2 spaces/ unit 63 63 1 space / unit 25 1

Site C 266 71 142  2 spaces/ unit 71 71 1 space / unit 52 1

Total no.  589 1.7 per unit 9 130 260  2 spaces/ unit 214 214 1 space / unit 102 4
17% Visitor Spaces

164
214

378 no.

120  + 24no.designated to apartments
120 no.

272 214
45 1 per 3 houses in public realm
13

770 no. 2.24

Open Space Areas Site Statistics + Areas
plus 10% Gross NET

Site Local Park Playgrounds SUDS Area PUBLIC 13.4 Ha Gross Site Area Ha Redline Boundary
A 10022 200 430 10652 9.7 Ha Net Site Area  Ha
B 10550 165 10715 3.7 Ha Exclude area for the purposes of Net Area caluclation.  Please refer to diagram within 
C 3373 500 346 4219 Planners Reports and Architets Design Statement for clarifcation.

OVERALL 18% gross 25% net 25586 344 Total Number of Units
Requirement for 9.7H Net Site Area @ 15%:  14550sqm 35.5upH Net Density [Based on net Site Are of 9.7 Ha]

13% 18% Site Coverage (17,197sqm ground floor area to Site Area Net /Gross)
Site Gardens Courtyards COMMUNAL 0.3 0.4 Plot Ratio (39,444sqm to Site Area Net / Gross )
A 230 845 1075 18% 25% Public Open Space (25,586sqm to Site Area Net /Gross)
B 86 400 486 39,051 Total Resi Gross Floor Area
C 195 395 590 369 Total Creche Facility
z Communal Open Space 2151 24 Total ESB Sub Stations [ No. 1; No.2 + No.3]

Requirement for 214no. Apartments:  1650sqm 39,444 sqm Total Gross Floor Area [Resi+Creche+ESB Substations]

Apartments with stand on curtilage ( per unit) 1 per apartment
Residential on curtilage spaces 

Overall 1.5 per Apt unit provision

Bike Parking  Ratio

Gable / Semi D Resident cycle parking spaces in rear gardens 2 per house (82no houses)

2 per terraced house covered in secure store

39,444 NET density 
[Net Site Area 9 0 Ha]
GROSS density 

Car Parking Housing Apartment / Duplex Units

circa overall ratio

Visitor bike space within public realm
1 per Apartment on curtilage

Creche cycle parking within puboic realm 13 per Creche

Designated Resident cycle parking in external communal stores 

Visitor space per apartments on curtilage ( per unit)

Residential Shared, Covered & Secure spaces (stackers)

TOTAL GFA

UNITS NO.

OVERALL TOTALS

ESB Substations
sqm

Creche  GFA 
sqm

Residential  GFA 
sqm

Housing GFA HOUSING no. Apartments 
GFA APARTMEMTS no. TOTAL

24 369 39,051 17,007 130 22,045 214 344 35.5 Units/ Ha
39,051

UNIT MIX 38% 62% 26.1 Units/ Ha

Housing Mix
3bed 4bed TOTAL

Semi‐D
3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL

Unit No. 80 50 130 28 50 78 4 4 48 48
Mix 62% 38% 36% 64% 100% 100%

Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
Unit No. 54 30 130 60 154 214 Unit No. 54 30 210 50 344
Mix 25% 14% 61% 28% 72% Mix 16% 9% 61% 15%

5 7 9 sqm
Communal Space 270 210 1170 1650

Creche Visitor  @ 17% Loading Bay

Car Parking Total No. No.of Units  Parking No. of Units No. No. No.
Site A 218 9 51 102 2 spaces/ unit 80 80 1 space / unit 25 2

Site B 105 8 16  2 spaces/ unit 63 63 1 space / unit 25 1

Site C 266 71 142  2 spaces/ unit 71 71 1 space / unit 52 1

Total no.  589 1.7 per unit 9 130 260  2 spaces/ unit 214 214 1 space / unit 102 4
17% Visitor Spaces

164
214

378 no.

120  + 24no.designated to apartments
120 no.

272 214
45 1 per 3 houses in public realm
13

770 no. 2.24

Open Space Areas Site Statistics + Areas
plus 10% Gross NET

Site Local Park Playgrounds SUDS Area PUBLIC 13.4 Ha Gross Site Area Ha Redline Boundary
A 10022 200 430 10652 9.7 Ha Net Site Area  Ha
B 10550 165 10715 3.7 Ha Exclude area for the purposes of Net Area caluclation.  Please refer to diagram within 
C 3373 500 346 4219 Planners Reports and Architets Design Statement for clarifcation.

OVERALL 18% gross 25% net 25586 344 Total Number of Units
Requirement for 9.7H Net Site Area @ 15%:  14550sqm 35.5upH Net Density [Based on net Site Are of 9.7 Ha]

13% 18% Site Coverage (17,197sqm ground floor area to Site Area Net /Gross)
Site Gardens Courtyards COMMUNAL 0.3 0.4 Plot Ratio (39,444sqm to Site Area Net / Gross )
A 230 845 1075 18% 25% Public Open Space (25,586sqm to Site Area Net /Gross)
B 86 400 486 39,051 Total Resi Gross Floor Area
C 195 395 590 369 Total Creche Facility
z Communal Open Space 2151 24 Total ESB Sub Stations [ No. 1; No.2 + No.3]

Requirement for 214no. Apartments:  1650sqm 39,444 sqm Total Gross Floor Area [Resi+Creche+ESB Substations]

Apartments with stand on curtilage ( per unit) 1 per apartment
Residential on curtilage spaces 

Overall 1.5 per Apt unit provision

Bike Parking  Ratio

Gable / Semi D Resident cycle parking spaces in rear gardens 2 per house (82no houses)

2 per terraced house covered in secure store

39,444 NET density 
[Net Site Area 9 0 Ha]
GROSS density 

Car Parking Housing Apartment / Duplex Units

circa overall ratio

Visitor bike space within public realm
1 per Apartment on curtilage

Creche cycle parking within puboic realm 13 per Creche

Designated Resident cycle parking in external communal stores 

Visitor space per apartments on curtilage ( per unit)

Residential Shared, Covered & Secure spaces (stackers)

TOTAL GFA

UNITS NO.

Above: Site Layout plan showing the area of Site Excluded from 
NET area Calculation, indicated in orange.

The Net Development Area of the site excludes 3.7H for the purposes of 
calculation of Net Density, as indicated by the Orange hatch below.

The excluded area includes:

1. The Riparian Corridor & Shinkeen Strea

2. The Link Road/ Distributor Road[ which serves the KDA2 lands, the 
School site and wiintegrates with the wider Cellbridge Road  network. 

3.  The impacted Flood Area located within Site

4.  Lands in Zoned E: Community + Education -  

Extent of Development

Area Excluded from
Net Site Area Calculation

Legend:
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OVERALL TOTALS

ESB Substations
sqm

Creche  GFA 
sqm

Residential  GFA 
sqm

Housing GFA HOUSING no. Apartments 
GFA APARTMEMTS no. TOTAL

24 369 39,051 17,007 130 22,045 214 344 35.5 Units/ Ha
39,051

UNIT MIX 38% 62% 26.1 Units/ Ha

Housing Mix
3bed 4bed TOTAL

Semi‐D
3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL

Unit No. 80 50 130 28 50 78 4 4 48 48
Mix 62% 38% 36% 64% 100% 100%

Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
Unit No. 54 30 130 60 154 214 Unit No. 54 30 210 50 344
Mix 25% 14% 61% 28% 72% Mix 16% 9% 61% 15%

5 7 9 sqm
Communal Space 270 210 1170 1650

Creche Visitor  @ 17% Loading Bay

Car Parking Total No. No.of Units  Parking No. of Units No. No. No.
Site A 218 9 51 102 2 spaces/ unit 80 80 1 space / unit 25 2

Site B 105 8 16  2 spaces/ unit 63 63 1 space / unit 25 1

Site C 266 71 142  2 spaces/ unit 71 71 1 space / unit 52 1

Total no.  589 1.7 per unit 9 130 260  2 spaces/ unit 214 214 1 space / unit 102 4
17% Visitor Spaces

164
214

378 no.

120  + 24no.designated to apartments
120 no.

272 214
45 1 per 3 houses in public realm
13

770 no. 2.24

Open Space Areas Site Statistics + Areas
plus 10% Gross NET

Site Local Park Playgrounds SUDS Area PUBLIC 13.4 Ha Gross Site Area Ha Redline Boundary
A 10022 200 430 10652 9.7 Ha Net Site Area  Ha
B 10550 165 10715 3.7 Ha Exclude area for the purposes of Net Area caluclation.  Please refer to diagram within 
C 3373 500 346 4219 Planners Reports and Architets Design Statement for clarifcation.

OVERALL 18% gross 25% net 25586 344 Total Number of Units
Requirement for 9.7H Net Site Area @ 15%:  14550sqm 35.5upH Net Density [Based on net Site Are of 9.7 Ha]

13% 18% Site Coverage (17,197sqm ground floor area to Site Area Net /Gross)
Site Gardens Courtyards COMMUNAL 0.3 0.4 Plot Ratio (39,444sqm to Site Area Net / Gross )
A 230 845 1075 18% 25% Public Open Space (25,586sqm to Site Area Net /Gross)
B 86 400 486 39,051 Total Resi Gross Floor Area
C 195 395 590 369 Total Creche Facility
z Communal Open Space 2151 24 Total ESB Sub Stations [ No. 1; No.2 + No.3]

Requirement for 214no. Apartments:  1650sqm 39,444 sqm Total Gross Floor Area [Resi+Creche+ESB Substations]

Apartments with stand on curtilage ( per unit) 1 per apartment
Residential on curtilage spaces 

Overall 1.5 per Apt unit provision

Bike Parking  Ratio

Gable / Semi D Resident cycle parking spaces in rear gardens 2 per house (82no houses)

2 per terraced house covered in secure store

39,444 NET density 
[Net Site Area 9 0 Ha]
GROSS density 

Car Parking Housing Apartment / Duplex Units

circa overall ratio

Visitor bike space within public realm
1 per Apartment on curtilage

Creche cycle parking within puboic realm 13 per Creche

Designated Resident cycle parking in external communal stores 

Visitor space per apartments on curtilage ( per unit)

Residential Shared, Covered & Secure spaces (stackers)

TOTAL GFA

UNITS NO.

Site C ‐ 

GFA
3 Bed Dup Lower 

Terrace 115.8
3 Bed Dup Upper 

Terrace 117.1
3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

3 Bed Dup Upper 109.6 3 Bed Dup Upper 108.7 2 Bed Apt 
81.8

TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units no. units sqm

Block 01 1,515.2 4 4 2 2 0 0 0 0 12

Block 02 1,515.2 4 4 2 2 0 0 0 0 12

Block 03 1,001.4 0 0 0 0 6 3 3 0 9

Block 04 1,338.4 0 0 0 0 8 4 4 0 12

Block 05 1,648.2 0 0 0 0 8 4 4 3 15

7,018 8 8 4 4 22 11 11 3 71

GFA
3bed Hse_D1 

Terrace 117.6
3bed Hse D2 Wide 

Detached 110.3
3bed Hse D3 Wide 

Semi-Detached 110.3
3bed Hse D4 Wide 

Terrace 104.9
4bed Hse_D5      

Semi-Detaached 142.9
3 Bed Hse_D6 
Side Entrance 124.9 TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

2,653.6 4 0 4 0 10 2 20

1,994.0 2 3 4 1 5 1 16

2,377.5 4 1 8 0 6 0 19

2,138.4 8 0 0 0 6 2 16

9,164 18 4 16 1 27 5 71

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL Detached 3bed 4bed TOTAL
44 27 71 21 27 48 19 0 19 4 0 4
62% 38% 44% 56% 100% 0% 100% 0%

GFA HOUSING APARTMENTS TOTAL

no. units no. units

71 71
16,182 71 71 142

50% 50%

HOUSING Apartments Visitor Loading Bay TOTAL
142 71 52 1 266 216
2 per house 1 per unit 20%

Parking Totals Site C

Lot A

Lot B

Duplex Unit Type D2

Site C Totals

UNITS 

MIX

Lot C

Lot D

SUBTOTAL

Houses

Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type B Duplex Unit Type D1 Corner Apartment Type E

Apartments

Duplex Unit Type A3 Duplex Unit Type A4

Site B ‐  

GFA
3 Bed Dup Lower 

Terrace 115.8

3 Bed Dup Upper 
Terrace 117.1

3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

3 Bed Dup 
Upper 109.6

3 Bed Dup 
Upper 108.7

2 Bed Apt 
81.8

TOTAL

no. units sqm no. units sqm no. units sqm no. units no. units no. units no. units sqm no. units sqm no. units sqm no. units sqm

Block 01 1,648.2 0 0 0 0 8 0 0 4 4 3 19

Block 02 1,261.0 0 0 0 0 8 4 4 0 0 0 16

Block 03 1,515.2 4 4 2 2 0 0 0 0 0 0 12

Block 04 2,018.9 6 6 2 2 0 0 0 0 0 0 16

Own Door 6,443 10 10 4 4 16 4 4 4 4 3 63

GFA
3bed Hse_D1 

Terrace 117.6
3bed Hse D2 Wide 

Detached 110.3
3bed Hse D3 Wide 

Semi-Detached 110.3
3bed Hse D4 Wide 

Terrace 104.9
4bed Hse_D5      

Semi-Detaached 142.7
3 Bed Hse_D6 
Side Entrance 124.9 TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Lot A 1,006.3 6 ‐ ‐ ‐ 0 2 8

1,006 6 0 0 0 0 2 8

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL
8 0 8 2 0 2 6 0 6

100% 0% 100% 0% 100% 0%

GFA HOUSING APARTMENTS TOTAL    
no. units sqm no. units sqm

8 63
7,450 8 63 71

11% 89%  

HOUSING Apartments Visitor Loading Bay TOTAL

16 63 25 1 105

2 / house 1 /unit 24%

Corner Apartment Type EDuplex Unit Type D2

Parking Totals Site B

Duplex Unit Type B Duplex Type  C1 Duplex Unit Type D1

Apartments

Site B Totals

UNITS 

MIX

Duplex Type  C2Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type A3 Duplex Unit Type A4

Houses

SUBTOTAL

 

GFA
3 Bed Dup Lower 

Terrace 115.8

3 Bed Dup Upper 
Terrace 117.1

3 Bed Dup Lower 
End of Terace 116.1

3 Bed Dup Upper 
End of Terace 119.7

1 Bed Apt Lower
51

2Bed Dup Upper
96

2Bed Dup Upper
95.2

TOTAL

no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Block 01 1,515 4 4 2 2 ‐ ‐ ‐ 12

Block 02 1,515 4 4 2 2 ‐ ‐ ‐ 12

Block 03 1,261 ‐ ‐ ‐ ‐ 8 4 4 16

Block 04 1,261 ‐ ‐ ‐ ‐ 8 4 4 16

Block 05 1,515 4 4 2 2 12

Block 06 1,515 4 4 2 2 12

Own Door 8,583 16 16 8 8 16 8 8 80

GFA
3bed Hse_D1 

Terrace 117.6

3bed Hse D2 Wide 
Detached

110.3

3bed Hse D3 Wide 
Semi-Detached

110.3

3bed Hse D4 Wide 
Terrace

104.9
4bed Hse_D5      

Semi-Detached 142.7

3 Bed Hse_D6 
Side Entrance

124.9 TOTAL
no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm no. units sqm

Lot A 3,087.5 11 ‐ ‐ ‐ 11 1 23

Lot B 1,874.6 6 ‐ ‐ ‐ 6 2 14

Lot C 1,874.6 6 ‐ ‐ ‐ 6 2 14

6,837 23 0 0 0 0 23 5 51

Housing Mix 3bed 4bed TOTAL Semi‐D 3bed 4bed TOTAL Mid‐Terr. 3bed 4bed TOTAL
28 23 51 5 23 28 23 0 23
55% 45% 18% 82% 100% 0%

GFA HOUSING Apartments TOTAL

no. units sqm no. units sqm

51 80
15,420 51 80 131

39% 61%

GFA

369sqm

HOUSING APARTMENT / 
DUPLEX Visitor Loading Bay Creche TOTAL

102 80 25 2 9 218
2  per house 1 per unit 11%

Duplex Type  C2

Block 07 Creche 

Total GFA

Parking Totals Site A

Site A Totals

UNITS 

Duplex Unit Type A3 Duplex Unit Type A4

Site A ‐ 

Duplex Unit Type A1 Duplex Unit Type A2 Duplex Unit Type B Duplex Type  C1

Apartments

Houses

SUBTOTAL

Project Name:   Residential Development at Ballyoulster, Cellbridge       
Date: 13.06.2022                                                                           
Schedule of Accommodation
File Ref: 20007-OMP-XX-SA-A-8000

Client: Kieran Curtin, Receiver over certain 
assets of Maplewood Developments 
Unlimited Company (in liquidation and in 
receivership)

MIX

SITE A

SITE B

SITE C

Character Areas defined by UD parameters & Context

OVERALL TOTALS

ESB Substations
sqm

Creche  GFA 
sqm

Residential  GFA 
sqm

Housing GFA HOUSING no. Apartments 
GFA APARTMEMTS no. TOTAL

24 369 39,051 17,007 130 22,045 214 344 35.5 Units/ Ha
39,051

UNIT MIX 38% 62% 26.1 Units/ Ha

Housing Mix
3bed 4bed TOTAL

Semi‐D
3bed 4bed TOTAL

Detached
3bed TOTAL

Mid‐Terr.
3bed TOTAL

Unit No. 80 50 130 28 50 78 4 4 48 48
Mix 62% 38% 36% 64% 100% 100%

Apartment MIX 1bed 2bed 3bed Typology Apartment Duplex TOTAL Overall MIX 1 Bed 2 Bed 3 Bed 4 Bed Total
Unit No. 54 30 130 60 154 214 Unit No. 54 30 210 50 344
Mix 25% 14% 61% 28% 72% Mix 16% 9% 61% 15%

5 7 9 sqm
Communal Space 270 210 1170 1650

Creche Visitor  @ 17% Loading Bay

Car Parking Total No. No.of Units  Parking No. of Units No. No. No.
Site A 218 9 51 102 2 spaces/ unit 80 80 1 space / unit 25 2

Site B 105 8 16  2 spaces/ unit 63 63 1 space / unit 25 1

Site C 266 71 142  2 spaces/ unit 71 71 1 space / unit 52 1

Total no.  589 1.7 per unit 9 130 260  2 spaces/ unit 214 214 1 space / unit 102 4
17% Visitor Spaces

164
214

378 no.

120  + 24no.designated to apartments
120 no.

272 214
45 1 per 3 houses in public realm
13

770 no. 2.24

Open Space Areas Site Statistics + Areas
plus 10% Gross NET

Site Local Park Playgrounds SUDS Area PUBLIC 13.4 Ha Gross Site Area Ha Redline Boundary
A 10022 200 430 10652 9.7 Ha Net Site Area  Ha
B 10550 165 10715 3.7 Ha Exclude area for the purposes of Net Area caluclation.  Please refer to diagram within 
C 3373 500 346 4219 Planners Reports and Architets Design Statement for clarifcation.

OVERALL 18% gross 25% net 25586 344 Total Number of Units
Requirement for 9.7H Net Site Area @ 15%:  14550sqm 35.5upH Net Density [Based on net Site Are of 9.7 Ha]

13% 18% Site Coverage (17,197sqm ground floor area to Site Area Net /Gross)
Site Gardens Courtyards COMMUNAL 0.3 0.4 Plot Ratio (39,444sqm to Site Area Net / Gross )
A 230 845 1075 18% 25% Public Open Space (25,586sqm to Site Area Net /Gross)
B 86 400 486 39,051 Total Resi Gross Floor Area
C 195 395 590 369 Total Creche Facility
z Communal Open Space 2151 24 Total ESB Sub Stations [ No. 1; No.2 + No.3]

Requirement for 214no. Apartments:  1650sqm 39,444 sqm Total Gross Floor Area [Resi+Creche+ESB Substations]

Apartments with stand on curtilage ( per unit) 1 per apartment
Residential on curtilage spaces 

Overall 1.5 per Apt unit provision

Bike Parking  Ratio

Gable / Semi D Resident cycle parking spaces in rear gardens 2 per house (82no houses)

2 per terraced house covered in secure store

39,444 NET density 
[Net Site Area 9 0 Ha]
GROSS density 

Car Parking Housing Apartment / Duplex Units

circa overall ratio

Visitor bike space within public realm
1 per Apartment on curtilage

Creche cycle parking within puboic realm 13 per Creche

Designated Resident cycle parking in external communal stores 

Visitor space per apartments on curtilage ( per unit)

Residential Shared, Covered & Secure spaces (stackers)
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5.5   Schedule of Accommodation
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5.6   Universal Access Statement

STATEMENT OF COMPLIANCE

The proposed development has sought to comply with the 
principles of Universal Design in order to encourage access 
and use of the development for all. Part M (Access and Use) 
of the Building Regulations is referenced throughout, and has 
informed the design of the development, including units, the 
creche facility and the landscaping of the site. Compliance 
with this is statutory and will be demonstrated through the 
BC(A)R system and by obtaining Disability Access Certificates 
for the scheme.

PRINCIPLE 1: EQUITABLE USE

The design provides for persons/ users with a wide range of 
abilities and the intention is to make the design appealing to 
all end users/ residents. There are a wide variety of unit types 
within the estate to cater for this, as is set out in the Schedule 
of Accommodation

A high quality landscaped open space is provided for within 
the development, with scope for a number of uses. All the 
amenity spaces are accessible and usable by all. 
All dwellings and ground floor duplexes with own-door 
access as well as the communal entrance into the 
apartment block are accessed at ground floor via a Part M 
compliant access route from the parking space to the front 
door. Access to all parts of the site is provided for all users.

PRINCIPLE 2: FLEXIBILITY IN USE

The residential accommodation offers a variety of layouts 
for different preferences and uses. These layouts cover 
conventional 2 storey housing of unit typologies that 
have different but complementary styles and a variety 
of apartments and duplex accommodation - all being 
compliant with TGD Part M. 

The crèche facility also provides additional variety in the 
typology proposed.The apartment living areas in particular 
are open plan and can accommodate a variety of internal 
layouts, making the spaces adaptable into the future. All 
dwellings have been designed to be compliant with Part M.

PRINCIPLE 3: SIMPLE & INTUITIVE USE

The language of the design is simple, with simple features to 
identify access points (e.g. porches/material changes) and 
clear visual (physical) links into and around the site. 
Internally dwellings have simple and familiar layouts to easily 
navigate. 

Designated parking is being provided for in close proximity 
to step down / specific need accommodation as well as the 
crèche.

The apartment block is easily identifiable at the entrance to 
the site. A lift to upper level apartments is easily located from 
the building entrance doors. Internally, there are a variety of 
apartment typologies, but all use clear & simple layouts, with 
bedrooms located off a central corridor. The living area is 
located at the end of the corridor, which makes navigating 
them easy for all users.

PRINCIPLE 4: PERCEPTIBLE INFORMATION
Tactile paving will be used in the detail design of the 
landscaping to identify road crossings and delineate 
pedestrian/cycle/vehicular zones within the development 
and shared surface arrangement. Material selection for the 
crèche and apartment block will ensure that visual contrast is 
provided for as required by Part M TGD. The nature and layout 
of the scheme, clear visual and physical linkages to and from 
the main public spaces as well as the town of Navan should 
simplify wayfinding within the development.

PRINCIPLE 5: TOLERANCE FOR ERROR

As noted above, tactile paving will be used to warn users of 
road crossings and other hazards. The nature of the shared 
surface access routes enables a low speed traffic environment, 
which increases safety for all. The raised traffic tables, road 
alignment and landscaping provide traffic calming as well 
as a safe low speed environment for all. As the topography 
of the site is gently sloping, external routes do not need to 
contain steps. A lift is provided to all floors above ground in the 
apartment, eliminating the need to negotiate stairs if preferred.

Principle 6: Low Physical Effort

Access around the site is facilitated by means of 
low gradient pedestrian routes, all a minimum of 2 
metres clear width, without significant alteration of the 
topography. Access to all public spaces is via these 
routes. Banks of car parking is provided for within close 
proximity of all houses, reducing travel distances, and for 
the apartment blocks, parking is provided for adjacent 
to the main building entrance. A lift and ambulant stairs 
is provided for in the apartment block to demonstrate 
flexibility for users if prefered, and ambulant stairs are 
provided as required for access to upper level duplexes.

PRINCIPLE 7: SIZE & SPACE FOR APPROACH & USE

All entrances are provided with clear approaches and 
access routes in compliance with TGD Part M. Doorways 
into apartment blocks are 1 metre clear widths with 
1.8 metre square clear zones/ landings are provided 
clear of door swings. Open plan apartment living areas 
and internal amenity space allow for plenty of room for 
furniture and equipment to be arranged in an accessible 
manner.

REFERENCE DOCUMENTS
Technical Guidance Document M - Access and Use 
(2010)
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Typical Secondary Link Street Cross Section



Typical Shared Surface Street Cross Section






































































