Wonderful Barn and Barnhall House Action Area Plan, 2004
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Section 1
Introduction

Plan Objectives

This Action Area Plan for the lands indicated on Map 1, has been prepared in the context of the Leixlip Town Local Area Plan, 2002 and the Kildare County Development Plan, 1999. 

The Plan for Leixlip states that these lands will be developed for both residential and amenity use with items of architectural interest – i.e. the Wonderful Barn and Barnhall House, restored and dedicated to community use.

The residential element of this Plan will be delivered by private landowners who have been centrally involved in the development of an appropriate planning scheme for the area.  In parallel with the delivery of this scheme, the transfer of parklands as well as the Wonderful Barn, Barnhall House and the associated structures, to the ownership of the Local Authority is also addressed, subject to the implementation of an appropriate management and conservation programme.  

Issues Addressed in the Plan

In order to effectively plan for development in this uniquely sensitive context, this Plan addresses:

· The relationship between new development and the Wonderful Barn and associated outbuildings and in particular proposed building heights;

· The termination of the vista from Castletown House;

· The degree of conservation / restoration works envisaged for the protected structures;

· The future use of the protected structures;

· The use of the surrounding amenity lands, their landscaping and future management;

· Access to the site and roadway facilitating both residential and amenity lands;

· Phasing of development and a time scale for the conservation / restoration of the protected structures and landscaping of amenity areas.

Location of Lands

The subject lands are located to the south of Leixlip Town, due north of the M4 motorway.

These lands are currently farmlands but contain a unique complex of buildings and features including the Wonderful Barn – an 18th Century folly, Barnhall House – an early 17th Century farmhouse, pigeon houses, outbuildings and walled gardens.  These features are Protected Structures under the current Leixlip Local Area Plan, 2002.

Context in the Leixlip Local Area Plan

The subject lands are zoned for New Residential Development (C) and Amenity and Open Space (E).

The New Residential Zoning provides for new residential development and other ancillary services such as recreation, education, crèche / playschool, clinic / surgery uses, sheltered housing and small corner shops subject to the preservation of neighbouring residential amenity.

The Amenity and Open Space Zoning allows for the protection, improvement and provision of recreation, open space amenity areas and public open spaces; the preservation of private open space; and the provision of recreational and community facilities.

While it is it is a policy of the Council to permit only limited development, ‘directly related to amenity, community and leisure uses and to the on-going development of agriculture’ 
, the specific objective for the development of these lands states that uses such as a restaurant, theatre and offices may be permitted within the zoned Wonderful Barn amenity area 
. 

Section 2
Characteristics of the Lands

Features of the Site

The AAP lands are currently in agricultural use.

Adjoining Land Uses 

The site is bounded to the south by the M4 motorway with the Hewlett Packard complex visible due south of this.  The Motorway has interrupted the original vista from Castletown House, but despite its overgrowth a line of trees to the south and north of the M4 remains lining the original view.

The eastern boundary of the site is defined by the Celbridge Road with links, to the south with the M4, and in the north, leading onto Leixlip town.

The north-western and - eastern boundaries of the site are flanked by existing suburban housing.  These developments are characterised by two-storey semi-detached and detached houses at medium to low densities in the region of ten units to the acre.  

Topography

The subject lands consist of nine individual fields with boundaries defined by hedges and some mature trees.
The lands are relatively flat and open rising slightly from 55 to 59 OD.  These open views were used to great advantage in the original planning and siting of the complex, which acts as a terminal vista for Castletown House.  Similarly, the open site makes the Barn complex visible from the Celbridge Road.

The M4 significantly changed the landscape of the area which terminates the visual axis from Castletown.  However, the sensitive siting of the Hewlett Packard buildings has ensured that no further interruption of this vista has taken place.

Architectural Features

The evolution of the landscaped setting of the Wonderful Barn is seen in maps for the area from the mid 18th Century.

Such maps (see Figures 1,2,3) show key features of the area – including large-scale features such as the axial relationship with Castletown House, as well as the smaller-scale details such as the orchard.

The Wonderful Barn and the associated complex of buildings are features of considerable architectural interest, and are Protected Structures.

Built in 1743, the Barn was built possibly to provide employment for the poor of the area, and also functioned as a grain store.  The attractive conical shaped structure rises to 73 feet high, with a total of 94 steps winding around its exterior (see Figure 4), and provides a terminal vista from Castletown House.  This view is protected under the Leixlip Local Area Plan, 2002.


Barnhall House – a two-storey house of elegant proportions, adjoins the Barn, with a walled garden containing two pigeon lofts or dove cotes sited to the rear.

Ecology

There are no protected sites of ecological importance within the boundaries of the AAP.

Archaeology
No sites or features as identified in the Kildare County Development Plan are located within the AAP lands.

Photo 2:
View Showing One of the Pigeon Lofts / Dove Cotes Located to the Rear of the Wonderful Barn



Figures 1,2,3
Maps Showing the Evolution of the Complex from 1752 (Court of Kildare, Noble & Keenan), 1821 (William Duncan’s Map of Dublin, and 1910 (Ordnance Survey) Respectively










Figure 5:
The Scale of Significance of Structures within the Complex



Section 3
Development Strategy 

Central to the development of these lands, is the issue of developing a dedicated amenity area for the Town, and the identification of appropriate land uses for the complex of Protected Structures.

Therefore, this strategy contains a number of elements:

· A conservation and land-use framework for the complex of historical buildings;

· A landscaping and management framework for the parklands;

· A development strategy for the residential area on the periphery of the parklands.

Map 1 indicates the AAP lands and broadly identifies the land use categories within these.

The Complex of Historical Buildings

The complex of historical buildings, indicated on Map 1, consists of the area within the walled gardens of Barnhall House and leading southwards to the boundary with the M4.

Conservation Works

Subject to a legal agreement, the Wonderful Barn, Barnhall House and the Associated Lands are to be transferred to the ownership of Kildare County Council.  

In order to protect these buildings two-stages of conservation works are required:

· Immediate intervention to waterproof the structure and minimise the damage caused by vandals, moisture and plant growth;

· Longer-term works to conserve the buildings and accommodate appropriate future uses.

The short-term actions required to secure and waterproof the structures have been identified through a condition survey and will, subject to legal agreement, be undertaken prior to the transfer of the properties.   

The longer-term actions will again be conservation led and subject to a works programme that will be prepared in agreement with the County Council on the completion of the land transfer.  

Future Uses for the Buildings

The future uses permitted within this complex of buildings maybe a mixture of commercial and community based ventures with public accessibility a priority.

The Council, prior to any formal transfer of ownership of the lands, will seek detailed proposals from interested parties who wish to secure an interest in the lands.  These proposals must identify future uses for the structures as well as a maintenance and management programme.

Permitted uses will be of a complimentary community and commercial nature and must:  

· Generate income for the maintenance and management of the buildings and parkland;

· Provide a high level of activity increasing the safety of the area;

· Ensure the on-going use and maintenance of these fine buildings.

Suggested uses include:

The Wonderful Barn: 

· Performance centre, exhibition area and civic space at ground floor.

· Upper floors used as a heritage centre with illustrations providing a key to the panoramic views over the wide area and linking in with tours / information associated with Castletown House;

Barnhall House:

· Café/ Tea Rooms or Restaurant utilising the walled garden area to the rear as a paved seating area or terrace.

The Pigeon Lofts / Dove Cotes:

· Upgrade and carry out conservation works but retain original function.

Outbuildings:

· A Public Services Centre incorporating offices and administration centres such as a One-Stop-Shop for services from Leixlip Town Council, Kildare County Council, FAS, LEADER groups, etc.

· Garden Centre or nursery using the outbuildings as a base and the surrounds gardens as growing and display areas. 

The Parklands

The dedicated parklands indicated on Map 1 largely represents those 21.05 Hectares (52 acres) that are being transferred to the ownership of the Local Authority, with minor open areas beyond that boundary as residential open space.  

This area is defined by the boundary with the Celbridge Road and the M4 to the east and south respectively.  It is bounded by existing housing to the west.  The internal boundary is defined by the by a radius of 200m centred on the Wonderful Barn (as established by the land-use zoning contained in the Leixlip Town Local Area Plan, 2002).

Subject to the implementation of a detailed Landscape Plan (see Map 2 attached) and in agreement with the Council, initial works are to be undertaken by the existing landowners prior to the transfer of the lands.  Further works will be undertaken by the Council after the transfer of the lands.

The Landscape Plan will contain a detailed planting, landscaping and maintenance programme for the area incorporating the following elements:

· Walled Garden – restoration of the original garden or planting of appropriate species including:

· the creation of an appropriately planted and managed Wildflower Garden.
· Orchard – a native Irish apple orchard will be planted to the northwest of the house, having regard to the historical evidence of similar planting in the area. 

· Parkland Trees in key locations:

· Along the axis of the view towards Castletown House;

· Throughout the parklands having regard for the need to protect the views within the site; 
Photos 3- 5 :
Complimentary Uses Such as Outdoor Café / Restaurant and Garden Centres Retain and Open Atmosphere in an Attractive Setting







· Appropriate species include:

	Common Name
	Botanical Name

	Holm Oak
	Quercus ilex

	Oak
	Quercus robur

	Lime
	Tilia platyphyllos

	Elm
	Ulmus ‘Lobel’

	Scots Pine
	Pinus sylvestris


· Woodland Trees throughout the parklands including:
· Along the central distributor road and providing an appropriate break between development open parkland as well as a backdrop for the Wonderful Barn;

· Appropriate species include:

	Common Name
	Botanical Name

	Oak
	Quercus robur

	Scots Pine
	Pinus sylvestris

	Hazel
	Corylus avellana

	Holly
	Illex aquifolium


· Hedgerows – Following further historical analysis (including the Castletown House Archive), it may be possible to establish the nature of the field patterns contemporary with the Wonderful Barn, and if desirable, these enclosures can be reinstated in the future.

Where practicable, all existing hedgerows will be retained and linked with new woodland planting to create wider wildlife corridors;

· Existing Trees – where these are in good condition they will be retained and incorporated into the Landscape Plan for the parklands and residential areas;

· Foreground of the Barn – the foreground of he Wonderful Barn may be reinstated as an arable field of barley or wheat to emphasise the agricultural nature of the complex;

· Boundary Planting – appropriate tree and shrub planting along the southern and eastern boundaries;

· Active Play Area – details of a proposed dedicated play facility such as a playground or similar;

· Pedestrian and Cycle Access – details and specifications for the provision of path and cycleways through the Park;
· Street furniture – details of lighting and seating proposals.

The Residential Area

Any planning application for the development of the residential portion of the site must acknowledge the pre-eminence of the entrance of the Wonderful Barn and should minimise the visual impact of any residential development using appropriate landscape treatments.

The planning and development of the residential area must have primary regard for the context in which the Wonderful Barn sits and also the need to protect the residential amenity of the existing neighbourhoods in the area.

The density and design standards applied have had regard for the peripheral location of the lands and the distance from the Town and public transport linkages while also considering the importance of linkages to the motorway.

Density & Development Standards

This site will accommodate medium to low-density residential development in the order of 25 units per hectare (i.e. 10 units per acre).  However, where the quality of the design and layout is particularly high, a maximum density of 30 units per hectare (or 12 units per acre) may be permitted. 

 It is considered essential that any development proposals will be of a high quality design that will ensure that the development is not out of character with the area and does not detract from the Protected Structures and their settings.  Furthermore, all development proposals must be subject to pre-planning discussions with both the Planning and Architecture Departments of the County Council.   

No apartment blocks or houses with flat roofs will be permitted. 

Building Height

Buildings will, subject to a high quality of design and siting, be limited to an overall height of approximately 8m.  This will ensure that the visual integrity of the Wonderful Barn and Connolly’s Folly, which can be seen at a limited number of points over 8m above ground (i.e. from the external stairs of the Barn). 

Those buildings adjoining existing residential areas will be restricted to two storey in height and in all instances building height will be regulated to allow no overlooking of existing residential premises or private open space.

Building Layout and Orientation

Building layout must have regard to the need to protect key views within the site – namely, those from Castletown House, from inside the Celbridge Road entrance, and from within the existing residential developments.

It is proposed that the winding ‘serpentine’ avenue will be a focus for development with buildings fronting directly onto this space providing a sense of enclosure within the flat parklands.  

Off this main road, buildings will be sited on a grid-style layout with small roads providing high quality access to clusters of development.  Traffic will not be permitted to travel from this grid of roads into the existing neighbouring estates.

In accordance with the Leixlip Town Local Area Plan, 2002, an area within a 200m radius of the Wonderful Barn is zoned as Open Space and Amenity lands.  In principle, it is considered that the provision of services serving the adjacent residential areas – namely roads and private open areas, are not permitted in this area.  

However, at a localised area to the north-east of the Barn where the width of the site is somewhat constricted, the inclusion of the public road in the Open Space and Amenity zoning in this small area will be permitted.  

Mixture of Uses

Development will be predominantly residential.  A crèche or similar childcare facility will also be provided in line with the prevailing planning requirements. It is proposed that this is located in the northern residential area of the site where it will remain convenient to the majority of local residents.

A small-scale convenience retail facility may be provided also within the northern section of the site.  This should be appropriately sited and designed to remain visually unobtrusive to both the parklands setting and the residential function of the area.

Boundary Treatment

The parkland setting will ensure high quality views from the surrounding roads.  

To the north-east of the site, careful treatment along the Celbridge Road will be required to emphasise the amenity function of the area rather than its residential function.   This area will be landscaped and planted with appropriate trees and shrubs. 

Entrances into the shared parklands/ residential distributor road network must appear accessible while having regard for the suburban-rural transition character of this area.

Open Space

Approximately 5 to 10% of the residential area should be used for the provision of dedicated open space – whether hard or soft landscaped.  

Given the proximity of these developments to the significant parklands area, the design and location of contemporary hard surfaces that act as circulation and play areas will be encouraged.  

Accessibility

Pedestrian movements in this site should link with the provision of safe walk and cycle-ways throughout the site.  Appropriate links to the existing residential developments in the area may be permitted.

It is proposed that the parklands and residential development will be accessed via a singular vehicular access point from the Celbridge Road.  

Implementation

Development Levies

The County Council will implement the Development Contribution Scheme for County Kildare as adopted.

Phasing 

The proposed development will be subject to any phasing deemed necessary by the Planning Authority at planning application stage.

Commencement of the Action Area Plan 

This Action Area Plan had been prepared in the context of the Leixlip Local Area Plan, 2002.  However, this Action Area Plan shall not come into effect until such time as the transfer of the portion of lands zoned Amenity and Open Space have been transferred to Kildare County Council as agreed. 

Section 4
Design Considerations and Development Standards

Urban Design

The appropriate design of the residential buildings and spaces in the north of the site is critical in achieving a high quality amenity and residential environment.

To achieve this a number of key design principles will apply:

· Regard must be had to the character of the adjoining residential areas but Innovation in building design layout will be encouraged.

· The materials used in the buildings fronting onto the Avenue must have regard to the visual primacy of the Wonderful Barn.  Therefore, the use of white / grey façades with simple grey /black roofing slates is recommended.

Mixture of Uses

Residential developments will provide a variety of house types to accommodate a good mix of household types – including families, single people, the elderly and first time buyers.  

Pedestrian and Cyclist Permeability

Safe access to both the residential and parklands is important, and the new developments must be well linked with the existing community and its facilities.  To achieve this it is a policy of the Council to ensure that:

· The parklands are fully permeable and safe to use for pedestrians and cyclists;
· The overlooking of pedestrian and cycle links as well as public open spaces is greatly encouraged to ensure their safe use.
Internal Road Networks

The creation of roads and streets that are shared areas is preferable to allowing cars and vehicles to dominate.  Internal road networks should be designed as safe environments for pedestrians, and cyclists as well as car users.  The incorporation of traffic control mechanisms is encouraged, as is innovation in the provision of car parking.

Overlooking and Overshadowing

The creation of an observed public space should not necessarily reduce or detract from the private nature of other spaces and buildings.  Buildings should be orientated to maximise privacy where appropriate and elements such as planting and boundary treatment used to maximum effect.  

Micro Climate

The design and orientation of buildings and space can bring about more sustainable communities and reduce operational costs throughout a building’s life by reducing the need for artificial lighting and heating.  

The Council promotes an improved awareness for sunlight, temperatures and prevailing wind conditions in the creation of an attractive and comfortable living environment.  

To achieve this, general principles to be applied include:

· Optimise the availability of natural sunlight through the day by orientating buildings within 15 to 20 degrees of due south.

· Incorporate solar panels and similar devices into new buildings to maximise the potential of natural light as a renewable energy source.

· Orientate plants and buildings to avoid any interference with the privacy or light penetration of open spaces or buildings.

· Minimise heat loss arising from the poor orientation of buildings relative to prevailing winds.

· Avoid building and space layouts that may result in creating localised winds.

· The careful use of planting to provide appropriate shelter and wind breaks.

Section 5.
The Availability of Services

Local Facilities and Services

Retailing and Commercial Activity

The proposed retail or commercial function of the buildings within the site will be for ‘niche’ services as set out above.

The retail and commercial facilities of Leixlip are within a kilometre of the AAP lands.  Similarly a small cluster of neighbourhood shops on the Celbridge Road will meet convenience needs.  These are considered adequate to meet the anticipated increase in demand.

Where additional services are provided within any new developments, they must be ancillary to the residential function of the area and also compliment the retailing function of the central area and existing shopping facilities.

Community Facilities

There is a strong community attachment to the Wonderful Barn.   At present, the complex acts as an important exhibition and performance centre for the Town.  The AAP proposals will see the expansion of this role with this function retained and new facilities – such as a centre for Council services, also provided.

Educational Facilities

The subject lands are not appropriately sited or located to accommodate dedicated educational facilities.  At present educational facilities in the area meet existing levels of demand.  

Amenities

The AAP will bring about the enhancement of existing amenities in the area while also ensuring the retention of dedicated facilities within the community.

The provision of the parklands, as well as buildings with a dedicated community function, in line with Conservation and Landscape Plans, will increase the level of amenities in the area.

The cost of the provision of this amenity will be reflected in development levies imposed on residential developments within the parkland setting.

Public Utilities and Services 

Foul Drainage

Leixlip Town is within the catchment of the Lower Liffey Valley Sewerage Treatment scheme, and is served by the sewage treatment plan in Leixlip.  This facility has an operational capacity for 80,000 p.e. (population equivalent) but serves only 45,000 persons.  Therefore, capacity exists in the treatment network to accommodate future development.

There is a 400mm rising main running along the R404 from the Castletown Pumping Station to the Leixlip Sewage System.  There is also a foul drainage pipe running through the AAP lands, between the R404 and the Rinawade housing estate and a connection can be made into this pipeline.

Surface Drainage

At present a surface water drainage system runs through the AAP lands parallel to the foul drainage pipe.  

While this system can accommodate the proposed level of development it will be necessary to incorporate flood attenuation facilities to slow down the surface run-off and prevent flash floods.  It is a policy of Kildare County Council to implement the policies set out in the Dublin City Council (formerly Corporation) policy document  ‘Storm Water Policy for Developers’ in all such cases.

Where it necessary to install a pumping facility to service developments, this must be provided in agreement with the Council.

Water Supply

Leixlip Town is connected to the North Regional Water Supply Scheme.  This supplies water from the Ballygoran Reservoir and is considered to have adequate capacity to meet the current and future needs of the area.

A 250mm water main runs through the AAP lands between the R404 and the Rinawade Housing Estate.  This mains has sufficient capacity to facilitate the proposed development.

All development proposals must indicate, to the satisfaction of the Planning Authority, how surface waters will be accommodated and, where necessary, should include details and calculations of any surface water attenuation measures that will be provided.

Electricity Supply

The ESB network in the area is adequate to meet existing needs and it is considered unlikely that any significant modifications to the local network will be required to accommodate the level of development outlined.

Gas Supply

There is an existing gas distribution main network in the area which encompasses the Barnhall estate, Elton Court and the R404.  This network is a 4 bar network and there are no difficulties anticipated in servicing the proposed level of development.

Telecommunications

There are no anticipated difficulties in extending the existing Eircom telecom network to facilitate the proposed level of development.

Transportation and Accessibility

Public Transport

The subject lands are located within a kilometre of the town’s public transport network.  Dublin bound and county bound buses operate from the town centre and the train service also provides a good quality link with Dublin and the wider region.

In order to encourage local residents to avail of these links, pedestrian and cycle links with the town centre should be of a high quality.  

Roads 

The AAP lands are strategically located close to the high-quality M4 motorway.  This provides regional linkages.

No specific improvements and upgrades of the local road network are anticipated to cater for increased levels of demand.  

Vehicular access and egress into the AAP lands will be limited to the Celbridge Road.  It is likely that a roundabout will be required at this location. This should have the added advantage of reducing traffic speeds and reduce congestion problems at entrances into estates along the Celbridge Road.

In all cases, any road works required to safely facilitate specific developments must be discussed and agreed with the Roads Department at a pre-application stage.

When making a planning application for development in the Action Area Plan area, a full traffic impact analysis must be submitted to the Council.  Furthermore, the developer will be required to carry out, at his own expense, any traffic calming works on the Celbridge Road arising from increased traffic volumes in the area, deemed necessary by the Local Authority.

Pedestrian and Cycle Facilities

The amenity function and enjoyment of the AAP lands is central to the successful development of this area.  Therefore, high quality links between the parklands, residential developments, and the wider community must been provided.  

Where possible, linkages with existing residential developments will be provided.  These will be designed for use as shared surfaces for pedestrians and cyclists only.

In providing paths throughout the parklands, residential areas and in the wider context, adequate provision will be made for buggies and also the mobility impaired.  Pedestrian paths should be between 1.5 to 1.8m wide and suitably finished. Similarly, dedicated cycle lanes should measure approximately 1.5m in width.  

Development Levies

It is a policy of the Council to reflect the costs associated with the provision of new infrastructure in the charged levied.

In charging for the provision of such services, the County Council will implement the Development Contribution Scheme for County Kildare as adopted.
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Photo 1:	Aerial View of the AAP Lands Showing Adjoining Land Uses
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Figure 4:	Elevation, Plan and Section of the Wonderful Barn (Drawing by James Howley)





�


Figure 7	A Section through the Parkland, Roads and Pathways Showing the Attractive Edge Created by the Adjoining Buildings
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Figure 6:	A High Quality Landscaped Setting and Building Layout Will Provide a Complimentary Setting for the Wonderful Barn.
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Figure 7:	A Strong Building Line Along the ‘Serpentine Avenue’ Will Provide a Strong Sense of Enclosure to the Parklands











� P2.6.4, Leixlip Town Local Area Plan, 2002


� Para 3.12, Leixlip Town Local Area Plan, 2002
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