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Response to Addi  onal Informa  on Request

Planning Applica  on Reg Ref: 12/966 - Planning Permission is sought by Clarington Proper  es Ltd t/a Clarington Primary Care 
for the construc  on of a 2 & 3 storey Primary Care Centre containing a café, medicines dispensary, convenience retail unit 
& G.P. Clinic at ground fl oor level; HSE accommoda  on at fi rst fl oor level; HSE accommoda  on at second fl oor level; 100 no. 
car parking spaces & 20 no. bike parking spaces to the front and rear of the proposed building; external bin store & detached 
plant room to the rear and all associated site and landscaping works. The proposed development is located adjacent to and 
accessed from the Maynooth Road, Celbridge, Co. Kildare.

Addi  onal Informa  on Request

1. (a) The Former Workhouse (Paint Factory) to the south of the proposed site, (CE 35) and the Famine Graveyard and Cross to the 
west of the proposed site (CE 36) are listed as built heritage items of signifi cance under the Celbridge Local Area Plan 2010. It is 
an objec  ve of the Council (Objec  ves BH 4 and BH 5) to protect these built heritage items and to protect and preserve the 
views to and from them. It is also an objec  ve, Objec  ve AH 1, to protect and preserve these items from inappropriate develop-
ment that would adversely aff ect and / or detract from the interpreta  on and se   ng of these sites. It is considered that the 
proposed 3 -storey Primary Care Centre, which has an overall height of 11.875m and fl oor area of 3479.3sq.m, which is located 
c.10m from the boundary of the Famine graveyard adjacent to the west, and c. 33m from the Former Workhouse (Paint Factory) 
adjacent to the south would have a signifi cant impact on views to and from these built heritage items. Please comment and 
demonstrate the impact which the development would have on the se   ng, context and views to and from the signifi cant built 
heritage items listed above.

Response: Please see a  ached report from David Sla  ery Associates on the impact of the proposed development on the Famine 
Graveyard and former workhouse.

Proposed building remodelled to reduce storey heights adjacent graveyard
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Urban Design

The building has been redesigned to have signifi cantly less impact on the famine graveyard than the planning scheme.  The ‘L’ 
shaped building is now mirrored along its’ north-south axis with the bulk of the building pulled away from the western boundary. 
In the mirrored scheme the length of eleva  on facing the Graveyard is greatly reduced. The vehicular underpass has been elimi-
nated resul  ng in a more compact form with an increased buff er zone to west of the building. This area will be heavily planted 
with semi-Mature na  ve Populus Tremula that will merge with exi  ng poplars to visually screen the development from the Built 
Heritage Item.

Green Wall
The concept of a ‘green wall’ is introduced on gable ends to reinforce the visual screening from the Graveyard.  The green wall 
will be composed of prefabricated  mber trellis panels screw fi xed to the outer leaf to support na  ve climbing plants. The panels 
can be easily demountable and replaced where necessary. The proposed terracing creates a more dynamic and interes  ng west 
façade  to the Famine Graveyard. 

Applica  on - proposed site plan

Addi  onal Informa  on - revised site plan
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Stepped Green Walls 
proposed to so  en impact 
of Primary Care Centre on 
Famine Graveyard

Buff er Zone

The buff er zone between the building and western boundary will be heavily planted with semi-mature na  ve Populus tremula 
that will merge with exi  ng poplars to visually screen the development from the Built Heritage Item. The proposed plan  ng 
together with the ‘green wall’ will so  en the impact of the building on its immediate context.  
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Photomontage 1: View from 221 Maynooth Road

Exis  ng View from 221 Maynooth Road

Proposed View from 221 Maynooth Road
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Photomontage 2: View from Wilbrook Road

Exis  ng View from Wilbrook Road

Proposed View from Wilbrook Road
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Photomontage 3: View from Site Entrance

Exis  ng View from Site Entrance

Proposed View from Site Entrance
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(b) It is noted that the overall landholding of the vendor of the subject site extends to the east of the subject site, and it is con-
sidered a Primary Care Centre located directly to the rear of the exis  ng Lidl supermarket would have a less detrimental impact 
on the se   ng of The Former Workhouse (Paint Factory) and the Famine Graveyard and Cross. You are invited to comment on the 
above and submit revised proposals that address the aforemen  oned.

Response: There are 3 reasons that moving the proposed Primary Care Centre to the rear site is imprac  cal.

A. Legal Interest
The applicant, Clarington Primary Care, do not have a legal agreement in place with the owner of the rear site to en  tle them to 
move the building to the rear site. The legal interest of the applicant, Clarington Primary Care, in the site only extends to the site 
outlined in red and not the adjacent landholdings. We do not have the right to move the building onto lands not in our control. 
The blue line indicated on the planning drawings is noted as “Lands in the control of the site vendor” The applicant is the site 
purchaser (subject to planning permission).

B. Engineering
The main engineering diffi  culty with the rear site is that it will need to be raised in level by around 2m to drain surface water 
from the site gravity.  In the likely event that raising the site by 2m is not acceptable, the alterna  ves would be (a) 100% ground 
infi ltra  on via soakaways or (b) pumping the surface water to the council sewer. Bedrock is at a very shallow depth which means 
that discharging all of the surface water via soakaways is not feasible.   In terms of pumping, we do not see pumping surface 
water as an acceptable or sustainable solu  on.   The Greater Dublin Strategic Drainage Study (GDSDS) notes the following under 
sec  on 2.1 Objec  ves of New Development Policy, ‘The policy objec  ves are to meet the requirements of effi  cient management 
of the process of planning, construc  on and taking-in charge, and also to provide best prac  ce in minimising environmental 
impact of development. The detailed objec  ves include: Emphasis to developers and the public at large that sustainable drain-
age systems are mandatory, as a corner-stone for achieving environmental improvement of the region’s watercourses.’ We feel 
that a drainage system from the rear site that requires pumping to overcome site topography and local infrastructure levels is not 
sustainable and is therefore in confl ict with the requirements of the GDSDS. ( Please see a  ached response from Merit Consult-
ing outlining the diffi  cul  es servicing the rear site in line with Kildare County Council & GDSDS policies on drainage.)

C. Residen  al Amenity
As a result of the engineering diffi  cul  es outlined above, if it is necessary to raise the ground fl oor level by up to 2m, the impact 
of the proposed building on the residen  al amenity of the houses to the east of the site is likely to be more severe than that of 
the proposed building on the Famine Graveyard.

2. The applica  on is proposing to construct a totem sign with an overall height of 2.1m at the 
junc  on with the Maynooth Road. It is an objec  ve of the Planning Authority, as expressed under Objec  ves BH 4 and 5 of the 
Celbridge Local Area Plan 2010, to protect built heritage items and to preserve views to and from those items. The adjoining 
Famine Graveyard and Cross, adjacent to the south of the proposed access point, is a built heritage item (CE 36). The totem sign 
would interfere with the se   ng of, and views to and from, the graveyard. Please submit revised proposals omi   ng the totem 
signage.

Response: We are happy for the planning authority to omit this signage by way of condi  on. It has been omi  ed on our Addi-
 onal Informa  on Submission drawing 1221 PLN 109.

3. The applicant proposes to “intercept Lidl’s exis  ng foul drainage” system which in turn discharges to the public foul sewer in 
the Maynooth Road. Please provide a le  er of agreement from Lidl sta  ng that they consent to a connec  on to their private 
foul drain. Alterna  vely please consider providing a separate connec  on to the exis  ng public foul sewer in the Maynooth Road. 
Please liaise with the Water Services Department regarding your proposal.

Response: Our client, Clarington Primary Care, has the legal right to connect to the Lidl foul drainage. A le  er confi rming this 
from Eversheds Solicitors is enclosed with this Further Informa  on submission.

4. The applicant proposes to connect to the exis  ng private surface water drainage system which in turn discharges to the public 
surface water sewer in the Maynooth Road. Please provide a le  er of agreement from Lidl sta  ng that they consent to a con-
nec  on to their private surface water drain. Alterna  vely consider providing a separate connec  on to the exis  ng public surface 
water sewer in the Maynooth Road. Please liaise with the Water Services Department regarding your proposal.

Response: Our client, Clarington Primary Care, has the legal right to connect to the Lidl surface water drainage. A le  er confi rm-
ing this from Eversheds Solicitors is enclosed with this Further Informa  on submission.

5. Please prepare a water services master plan for the en  re landholding which iden  fi es the route and invert levels of future 
foul and surface water drainage systems and demonstrates that capacity exists in the proposed foul and surface water drains to 
accommodate future development of the en  re landholding. Please liaise with the Water Services Department regarding your 
proposal. 
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Response: The legal interest of the applicant, Clarington Primary Care, in the site only extends to the site outlined in red and not 
the adjacent landholdings. We do not have the right to prepare a master plan for the lands not in our control. The blue line indi-
cated on the planning drawings is noted as “Lands in the control of the site vendor” The applicant is the site purchaser (subject 
to planning permission).

6. The watermain layout details a water meter close to the site boundary. Please relocate this meter to closer to the take off  from 
the exis  ng connec  on to Lidl. 

Response: Our client agrees to this and invites the Local Authority to condi  on this if permission is granted.

7. Please provide the following addi  onal informa  on in rela  on to the proposed development:

It is noted that a person shall not be en  tled solely by reason of a grant of planning permission to carry out any development. All 
the items below must by law be dealt with by the submission of a Fire Safety Cer  fi cate Applica  on should the planning applica-
 on be successful before development can take place. 

a) Show the means of escape from the terraces complies with the requirements of TGD B, Building Regula  ons 2006. 

Response: The means of escape from roof terraces will be in accordance with Building Regula  ons TGD Part B 2006. Please note 
the revised design only proposes one of the fl at roofs will be accessed as a terrace. Access to all the other fl at roofs will be for 
maintenance only.

b) Show how the means of escape from the second fl oor offi  ces and the ‘Early Interven  on Team’ area complies with the require-
ments of TGD B, Building Regula  ons 2006. 

Response: The means of escape from the Out of Hours Area will be in accordance with Building Regula  ons TGD Part B 2006.

c) Show how the means of escape from the Out of Hours area complies with the requirements of TGD B, Building Regula  ons 
2006. 

Response: The means of escape from the Out of Hours Area will be in accordance with Building Regula  ons TGD Part B 2006.

d) Show the turning area for the Fire Appliance at the rear of the building. 

Response: Fire tender access will be in accordance with TGD Part B 2006. Fire tender access is not proposed to the rear of the 
building as tender access is only required to 15% of the perimeter in accordance with table 5.1 TGD Part B 2006.

e) Show the Disabled Refuges in all stairways. 

Response: Disabled refuges in accordance with TGD Part B 2006 will be located in all escape stairways.

f) Give details of the service sha  s in all stairways. 

Response: Each stairwell will contain a wet and dry service sha   constructed in accordance with TGD Part B 2006.

g) Give details of ven  la  on of all stairways. 

Response: Stairwell ven  la  on will be in accordance with TGD Part B 2006 & TGD Part F 2009.

8. Please submit your proposals in rela  on to the following: 

a) The an  cipated number of clients using the health clinics at any one  me should be es  mated and the number of toilets pro-
vided for client use should be revised upwards if necessary. 

Response: The quantum and loca  on of W.C. facili  es will be in accordance with TGD G, Building Regula  ons 2008, BS 6465-
1:2006 Sanitary installa  ons. Code of prac  ce for the design of sanitary facili  es and scales of provision of sanitary and associ-
ated appliances & BS 6465 Sanitary installa  ons Part 2 : 1996 Code of prac  ce for space requirements for sanitary appliances.

b) All areas shall be ven  lated in accordance with Technical Guidance Doc. F. Building Regula  ons 2009. 

Response: The building will be ven  lated in accordance with TGD Part F of the Building Regula  ons 2009.

c) Sanitary accommoda  on shall be constructed with and intervening lobby. Both the toilet area and the intervening lobby shall 
be separately and independently ven  lated directly to the external air by either natural or mechanical means. Where natural 
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ven  la  on is used, an opening to the external air of 5% of the fl oor area or 0.1 m squared (whichever is the greater) or a perma-
nent ven  la  on opening with cross sec  onal area of not less than 6500mm2², is required Where mechanical extract ven  la  on is 
provided, the listed minimum air changes are necessary. Water closets  – 3 air changes per hour (extract). Lobbies – 2 air changes 
per hour (intake). 

Response: Sanitary Accommoda  on will be provided in accordance with TGD Part M, Building Regula  ons 2010, TGD Part G, 
Building Regula  ons 2008, BS 6465-1:2006 Sanitary installa  ons. Code of prac  ce for the design of sanitary facili  es and scales of 
provision of sanitary and associated appliances & BS 6465 Sanitary installa  ons Part 2 : 1996 Code of prac  ce for space require-
ments for sanitary appliances. W.C.’s will have a ven  la  on rate of 3 air changes/ hour and W.C. lobbies will have a ven  la  on 
rate of 2 air changes/ hour in accordance with TGD Part G, Building Regula  ons 2008.

d) Sanitary accommoda  on and changing facili  es for the exclusive use of food workers is required. The minimum requirement 
for food workers is one water closet and one wash hand basin for every 15 members of staff  or part thereof, based on normal 
staffi  ng ra  o. The minimum requirements for patrons is one water closet and one wash basin for every 25 patrons, based on the 
number of patrons that can be accommodated at any one  me. (Café and convenience store)

Response: Sanitary Accommoda  on and changing facili  es for the Café and Convenience Store will be provided in accordance 
with TGD Part M, Building Regula  ons 2010, TGD Part G, Building Regula  ons 2008, BS 6465-1:2006 Sanitary installa  ons. Code 
of prac  ce for the design of sanitary facili  es and scales of provision of sanitary and associated appliances & BS 6465 Sanitary 
installa  ons Part 2 : 1996 Code of prac  ce for space requirements for sanitary appliances.

e) Localised mechanical extract ven  la  on vented directly to the outer air, to be provided over cooking and steam emi   ng appli-
ances in café and canteen areas. External duc  ng must be extended 1 metre above eaves level and indicated on a revised layout. 

Response: The building will be ven  lated in accordance with TGD Part F of the Building Regula  ons 2009. Exrternal duc  ng is not 
proposed.

f) Drinking water points supplied directly from the rising main to be provided in each retail unit for staff  use and also for client use 
in the care centre / clinic. 

Response: Drinking water points will be provided in each retail unit for staff  use and throughout the Primary Care Centre.

g) A grease trap must be provided on the drainage line serving the cafe prior to discharge to the foul drainage system. 

Response: A grease trap will be provided on the drainage line serving the café in accordance with Food Waste Regula  ons (SI 508 
of 2009).

h) It is recommended that the applicant contact Ms. Natasha Ramsay, Environmental Health Offi  cer, regarding the requirements 
of food hygiene legisla  on. 

Response: This applica  on is for “shell and core” only for the cafe and retail units. The café and kitchen areas will be designed in 
accordance with Food Waste Regula  ons (SI 508 of 2009). The building is designed in accordance with the Building Regula  ons. 
Under the new Building Control Amendment Regula  ons, should the applica  on be successful, drawings detailing the building’s 
compliance with the Building Regula  ons will be issued to the Building Control Authority in advance of construc  on. This applica-
 on is for “shell and core” only for the cafe and retail units. 

9. The Traffi  c Management Sec  on notes the points made in rela  on to the effi  ciency of the Maynooth Road/Willbrook Road 
junc  on and if the junc  on in ques  on is considered in isola  on, then the sugges  ons made in rela  on to running C-A and B-C 
are logical. However, because of their proximity, the linking of the Maynooth Road/ Willbrook Road and Willbrook Road/Tesco is 
essen  al and so the proposed phasings had already been considered and ruled out. While an increase in the green  me for BC 
would facilitate traffi  c travelling from the Willbrook Road to the Maynooth Road or Tesco shopping centre, an increase in C -B 
would impact adversely on traffi  c leaving the shopping centre. The proposal by the applicant is that traffi  c lights are not required 
on the basis that the council changes the exis  ng phasing of traffi  c lights but if the Council is not willing to change the phasing, 
how does the applicant propose that traffi  c can safely exit his site at peak  mes? In our opinion, the op  mum solu  on would be 
to provide a third set of lights at Lidl and to link all three so that the lights would change according to demand. Please comment. 

Response: please see a  ached submission from Merit Consul  ng.
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10. Given the sensi  ve loca  on of the development, and its visibility, further considera  on needs to be given to the rear and west 
facing side eleva  on, in terms of design and eleva  onal treatments. The applicant is invited to address this concern and submit 
revised plans and par  culars as appropriate.

Revised South & West Eleva  ons

The concept of a ‘green wall’ is introduced on gable ends to reinforce the visual screening from the Graveyard.  The green wall 
will be composed of prefabricated  mber trellis panels screw fi xed to the outer leaf to support na  ve climbing plants. The panels 
can be easily demountable and replaced where necessary. The proposed terracing creates a more dynamic and interes  ng west 
façade  to the Famine Graveyard. 

The south eleva  on has been revised to incorporate coloured brise soleil / sun screens and  mber cladding to the Day Hospital 
terrace.
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Revised Urban Design

Pedestrian access and site permeability are important urban 
design elements designed into the scheme. The proposed pub-
lic footpath is on axis with the front entrance and connects with 
the exis  ng public footpath from the Maynooth Road. A pub-
lic plaza in light and dark coloured paving defi nes the front of 
the building. High quality street furniture and ligh  ng columns 
adds to the public realm. Site Permeability has been carefully 
designed to cater for pedestrian access to the scheme. The pro-
posed retail and cafe uses will spill out onto the linear plaza 
crea  ng an ac  ve frontage to the building. 

A right of way through the site to the adjacent greenfi eld site 
to the east is proposed to facilitate future development of this 
site. 

Staff  Car & Bicycle parking is segregated from visitor parking.

New plan  ng of a line of Poplars (Poplus Tremula) is proposed 
along the western boundary of the site. This important element 
of the landscaping scheme will visually screen the building from 
the Famine Graveyard. The new poplars will link the landscaping 
scheme with exis  ng poplars located within the Famine Grave-
yard. The site boundaries to the north and east will be densely 
planted with na  ve hedgerows and low level scrubs to so  en 
the boundary and reduce the impact of the building within the 
wider context. Feature trees (Quercus Robor) in raised planters 
are proposed the public space to the north of the building. A line 
of raised planters with feature hardwoods is proposed along the 
front of the building to so  en the impact within the site.

The concept of a ‘green wall’ is introduced on gable ends to re-
inforce the visual screening from the Graveyard.  The green wall 
will be composed of prefabricated  mber trellis panels screw 
fi xed to the outer leaf to support na  ve climbing plants. The 
panels can be easily demountable and replaced where neces-
sary. The proposed terracing creates a more dynamic and inter-
es  ng west façade  to the Famine Graveyard.  
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Revised Plans

Ground Floor Plan

First Floor Plan
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Second Floor Plan

Roof Plan

Revised Plans
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Revised Landscaping Plan
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Revised Eleva  ons

Revised North Eleva  on
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Revised Eleva  ons

Revised South Eleva  on
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Revised Eleva  ons

Revised East Eleva  on
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Revised West Eleva  on

Revised Eleva  ons
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