





26/2/21.

Our ref – 21- C—1
Your ref . Appeal Part 8 Mohill-ABP-309310-21


An Bord Pleanála,
64 Marlborough Street,
Dublin 1,
D01 V902.

Re:  Part 8 development seeking to 10 Residential Units at Lahard,Ballinamore, Co.Leitrim.

A Chairde,  

I refer to the correspondence received from An Bord Pleanála on 2nd February last with regard to the proposed Local Authority own development (Part 8, register ref. No. 21 – C -01 refers) to construct 10 no. dwellings at Lahard, Ballinamore, Co. Leitrim. The letter requested the Planning Authority to submit the information as specified in Schedule 7A of the Planning and Development Regulations 2001, as amended. The Planning Authority enclosed the suite of relevant documents from the Part 8 Public Consultation exercise with respect to this development which includes an Environmental Impact Assessment Screening Statement. This report was prepared by Traynor Environmental Ltd. and has had regard to requirements set out in Schedule 7 of the Planning and Development Regulations 2001, as amended. It is the view of the Planning Authority that this document, along with the other supporting documents, provides more than adequate information to allow the Board to make a determination that the proposed development which is 2% of the stated mandatory threshold of 500+ houses requiring the preparation of an Environmental Impact Assessment would not be likely to have a significant effect on the environment and that the undertaking of an Environmental Impact Assessment is not required.

In addition to reliance upon the Environmental Impact Assessment Screening Statement, the Planning Authority have considered the submission to the Board by Ms. Geoghegan. 

The Planning Authority would rely to these individual points in the following manner: 

1. ‘ The sewerage and waste water in the town of Ballinamore is already at capacity, which will cause an environmental disaster if expanded.’ 

The most recent available data from Irish Water in relation to the Ballinamore WWTW capacity is from April 2020.This data is extracted from the Irish Waters assessment of Wastwater Treatment Capacity for the Towns and Villages in Co. Leitrim that have Wastewater Discharge Authorisations. The data for Ballinamore indicates that the overall capacity of the Wastewater Treatment Plant is 2,100 PE (Population Equivalent) whilst the current loading on the plant is 1,373 PE resulting in a headroom for expansion of 627 PE. The current available headroom is therefore 30% of the design capacity. The proposed development will result in an additional loading equivalent to approximately 30 PE which can be readily catered for should the proposed development proceed. The proposed application will be reviewed by Irish Water as part of the Part VIII planning process. There is no factual basis therefore to the statement made. 

2.  ‘Storm water causes flooding in lower lying areas of the town itself, and also at homes in the lower parts of the estate, causing dangerous road conditions on the estate as the water flows down it like a river.’ 

A site specific Flood Risk Assessment was carried out on the proposed development repared by Traynor Environmental Ltd.  and submitted as part of the Part 8 consultation documentation. Section 9.0 ‘Conclusion’ of the report found as follows:

Based on the site-specific flood risk assessment, it was concluded that the proposed development:

· Will not be at risk of flooding.
· There will be no need for any additional fill on the site.
· Will not obstruct or impede important flow paths.
· Will not result in residual risks to the area and/or development that cannot be managed to an acceptable level.
· The access road is not at risk of flooding.

Stormwater Design
To ensure no additional  storm water will accumulate at the lower end of the estate, all storm water will be collected off the road by a system of road gullies and a suitably sized network of pipes. The overall system has been designed to The Greater Dublin Strategic Drainage Systems (GDSDS) and Sustainable Urban Drainage Systems(SUDS) guidelines with runoff being attenuated in an 11.89m x 6.9m x 0.45m Cellular Tank. The proposed Storm drainage flow is also set to be restricted by a hydrobrake which will limit the overall flow to just 4l/sec. All runoff has also to pass  through a petrol interceptor prior to final discharge. This final discharge location is to an existing open watercourse to the west of the site.

[bookmark: _GoBack]3.  ‘The proposed plan would also cause the destruction of a wildlife area. This area contains very well established hedgerows, trees and ditches, untouched. This area is where an abundance of native species reside, this area should remain as it is, untouched, because according yourselves; Leitrim County Councils website "A dense network of hedgerows across the county give the impression of a well wooded landscape and provide an invaluable source of food, shelter and refuge for flora and fauna."  These animals should not be displaced for human habitation.’

Under the current proposal, the existing underutilised green area to the front of the existing houses will be repurposed to provide open space for the residents to enjoy. A detailed landscaping plan has been developed for the proposed development which provides a mix of grass and planted borders that will mature with the development. As part of the overall development, a significant area of additional ground will be planted with woodland planting and understorey shrub planting to provide an increased  replacement habitat for animals / plants and insects.

4. ‘The landscape of the proposed development is also cause for concern the fact that in its nature the land dips and is lower lying, the concern would be what they are planning to fill this space in with? Natural product from the hill behind some of the other houses which will destroy another natural feature, or the possibility of the hill collapsing, or will it be hard fill which by its very nature is not environmentally friendly.’

The proposed project will not require any works to the rear of the existing houses and will not affect any existing features with all works located within the confines of the site. The proposed project has been designed to achieve the necessary road gradients and access gradients by optimising the earthworks balance and minimising the amount of cut and fill. Where cut is required, retaining walls and battering of slopes will prevent the risk of soil slippage. Fill areas will be compacted and topsoiled appropriately to ensure adequate soil permeability and grass growth.

5. ‘The other parts of the estate which the proposed development is seeking to put car parking spaces and to remove the open green space from the residents, this will be detrimental to people's mental health. There are also very well established trees, plant bedding, shrubs and park benches in these areas which are set out for car parking spaces which will be lost, we need as much soakage as we can in the estate for our own residents and for those in the lower lying areas in the town and the removal of these areas will lead to more water when we have heavy rains.’

The areas required to provide the additional parking throughout the estate will result in minimal additional surface water runoff. These areas will also allow for provision for safer off street parking for residents or visitors. The current practice of parking the cars on the existing footpaths is causing disruption to the existing residents causing them to leave the footpath to step onto the public road with buggy’s / children’s bikes, etc. It is for safety reasons that the additional parking has been introduced. The proposed new parking will work around any existing trees / shrub / benches, etc. and if any landscaping is displaced to facilitate the new parking, it will be replaced. The existing green area within the estate will be enhanced and developed to provide play area/communal space for the residents and the introduction of a meandering walkway will provide passive surveillance of the green area whilst enjoying nature with its ensuing mental health benefits.

6. ‘An environmental effect on the residents will be that while the proposal is under development the air quality will be greatly affected for all of the residents while having to live in a building site, with only one narrow entrance and exit onto the main road, the entire estate will have to put up with all the building works.’ 

The location of the proposed site is at the southern end of the Lahard estate with the result that construction work will only be taking place beside house no. 41 & 42 with landscaping work taking place in the green area in front of house no. 36-40. It is accepted that the construction will result in additional traffic movements through the estate to facilitate the development. The Project Management Team will ensure that the contractors work practices do not give rise to air quality issues that affect the existing residents. Typical dust prevention and suppression measures such as spraying the access roads with water and installing wheel washes for vehicles will be utilised if required. The contractors works will be restricted to the normal working hours 08:00 – 18:00 Monday to Friday and 08:00 – 14:00 on Saturday.

Whilst not included in the submission to the Board, a couple of additional issues were raised in relation to the Part VIII by Ms. Geoghegan in her e-mail to the Planning Authority on 23rd January 2021. For completeness, the Planning Authority would rely to these issues as follows:  

7.  The continuation of the road in the same fashion as it now will cause much more traffic problems, more cars on the road is going to be a danger for the vulnerable, children and elderly people who already live on the estate.

A Traffic Study was undertaken by Traffic Transport & Road Safety Associates Ltd. in early March 2020 and is included within the Part VIII suite of documentation. The predicted trip generation for the proposed development, based on a survey of a residential estate in Co. Leitrim, is two arrivals and three departures in the morning peak hour and five arrivals and four departures in the evening peak hour. The modelling undertaken showed that the impact of the proposed development on the operation of the existing estate entrance is negligible, and that the junction will operate with a large amount of spare capacity and minimal queueing in all of the scenarios tested.
The proposed development includes for the provision of an additional 23 no. car parking spaces along the existing access roadway with the aim of reducing car parking on the existing footpaths thereby ensuring the full existing roadway width is available for traffic flow and eliminating conflict points between vehicular traffic. This will also have the additional benefit of increasing the overall visibility of road ahead for drivers improving the road safety of the estate.

8. The disability access is non existent in the estate, the foot paths are unwalkable, I could not use the foot paths while walking with my child in a buggy, this was particularly hard after having my child and while I was in recovery from a c-section. I couldn’t imagine how someone in a wheelchair could use them.
The proposed development includes for a new section of service road with corresponding footpath and is designed in accordance the Design Manual for Urban Roads and Streets (DMURS) document guidelines so will be accessible for all.
Each housing unit will be provided with a sloped driveway in compliance with Part M of the building regulations to ensure wheelchair users will be able to easily access each housing unit via a gently sloping access route. As stated above the provision of an additional 23 no. car parking spaces along the existing access roadway will reduce the level of car parking on the existing footpaths within the existing estate and improve accessibility for both wheelchair users and individuals pushing children’s buggies.

Conclusion
The Planning Authority would respectfully point out to An Bord Pleanála that a comprehensive EIAR screening assessment was carried out as part of the consideration of the proposed development by the Local Authority. The EIAR Screening report included an assessment of the site, proposed development, assessments undertaken as part of the preparation of the Part 8 public consultation documents and the scale of the development. It is considered that this is a comprehensive determination by the Local Authority for a development of this relatively minor scale. 

The project does not meet the thresholds for which the preparation of an EIAR is a mandatory requirement. The legislative requirements that deem whether an EIA is mandatory for a project are outlined in Schedule 5 of the Planning and Development Regulations 2001, as amended. Additionally, the thresholds listed in Part 2(10) (b)(i) of Schedule 5 in relation to “Infrastructure Projects” are not met as the proposed development will seek to construct a development of more than 500 houses. 

It is the considered opinion of the Planning Authority that that the development does not require an EIAR to be carried out such is the minor scale of development on a site with no environmental designations or obvious environmental sensitivities. The submitter has not presented an argument to the Board which would require the Planning Authority to reconsider this determination. It is considered that the issues raised are quite specific to the disruptive nature of the construction phase of the development or the introduction of change within an established community. They are not considered to present a compelling case in relation to the threshold required to mandate the preparation of an EIAR. The Planning Authority would therefore request the Board to make an expedient decision and confirm the determination of Leitrim County Council on the subject now before the Board.  
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Bernard Greene,
Senior Planner.
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