Flanning Report and Satement of Gngistency

Proposed Strategic Housing Development at Clonminch Road,
Clonminch/Gayfield, Tullamore, Co.Offaly

Prepared on behalf of ;.,_ard

[
Steinfort Investments Fund




Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

TABLE OF CONTENTS

STRATEGIC HOUSING DEVELOPMERNATUTORY COMPLIANCE ... 5....
Definition of Proposal as a Strategic Housing Development...........c.eveeiiiiiiieiiiieee e 6.....
ComPplianNCe WIth Part V..........uiiiiiiiiiiie e e e e e e e s e s s e e e e e e e e e e e s s s nnananarnereeeaeeeeeas Buerreen

STATEMENT FORMAT ...ttt ettt e e et e e et e e et e e e e e e s e s s bbbt e e e et et e eeeessanannnbnnnnees 8.

1.0 INTRODUCTION TO SITE AND PROUJECT ...t a e n e e e 9.......
R o =T o TV 11 (o] o SRR SS. 9.........

1.1.1 Reason for RefUSAI NO.L:........ooiiiiiie et O
1.1.2 Reason fOr REUSAI NO.. 2:.......coiiiiiiiii ettt e et e e e e e e e e e 10......
1.1.3 Recommended Reasons for Refusal and Board DIr@CHOMN. .........ccovvvveriiereriinieieee e 11..

2.0 DESCRIPTION OF SITE AND PROPOSED DEVELORPMENT.........cccooiiiiiiiieeeeee 13...

P 11 0] 1 1=« P PSP PP O PP PPRTRPPN 13.........
2 I Y (o] = T=To ] (o o Y/ SRR 15........
2.1.2 Environmental Designations and Protected ArEas.........ccovvveeeeeeeeiiiiiiiiiiiiieiee e 16...
2.1.3 Proximity to a Lower Tier COMAH EstabliShment............ccoccoiiiiiiiiiiee e 16...

2.2 Social INfrasStrUCIUIE AUIL........oiuiiiee it e e st b e e e e s sbbeeee e 17.......
2.2.1 Community Services and FaCilitles...........uuuiiiiiieiiiiiiiiic e 17....
2.2.2 SChOOIS aNd ChIlACALE ... ..eeiiii it e b e e 19.......

2.3 The Proposed DeVEIOPMENT..........uiiiieiiiiie ettt et e e e e e e annneeas 22.......
2.3.1 Calculation of Site Area and Residential Density............cccceeeiiiiiiiiiiiiiiee e 22...
2.3.2 Description Of DEVEIOPMEIL. ........ueiiieiiiiiie ettt e e e b e e 23......
2.3.3 Residential ACCOMMOUALION. .........uiiiiiiiiiie ettt sb e e e 23......
2.3.4 UNIVEISAI DESIGN. ....eeeiiiiiieeeieiitt ettt e e e e e e e e bbbttt e e e e e e e e e s bbbt b e b e e eeaaaeeeeaan 29........
2.3.5 PUDIIC OPEBN SPACE. ... .eeiiiiiitiiie ettt ettt e e e bt e e e et bt e e e s abb et e e e s aabbeeeeeane 29.......
2.3.6 Neighbourhood BUIIAINGS........ciiiiiiiiie ettt e e e ee e e ee 3L......
2.3.7 ChilACAre FACIIILY. ......ceeiiieeeiieete ettt e e e e e e s e e s bbb e e e e e e e aaeeeeaan 31......
2.3.8 PaAlKING ...ttt ettt ettt e e h e e e e b e e e e et b et e e e e b b et e e e e abb et e e e abbneeeenn 32.........
2.9.9 ProvisSion fOr BUS SEIVICES. .....cuiiiiiiiiieiitiiie ettt ettt e et e e e s sabeeeeeeaee 33......
2.3.10 Clonminch Road CyCle SCheME..........ooiiiiiii e 33.....
2.3.10 Pumping Station and GroUNAWQLKS..............ceeeiiiiiiiiiiiiiirieee e esieeee e e e e e e e s e snnreeeeeeeees 34.....

P2 S o T T 1 Vo PSSR, 34...

3.0 NATIONAL AND REGIONAL PLANNING POLICY BACKGRQUND.......cccoiiiiiiiiiiiiieeieiiiis 37..
3.1.1 Project Irelan@040 National Planning FrameworK............cccuviiiiiiiiee e 37...
3.1.2 Regional Spatial and ECONOMIC Strat@Qy..........cceecrrrrrrrrrirreeeeeesisiiererneeereeeeeesessnsssssesneeeeeeeeees 4000
3.1.3 Rebuilding Ireland and Sustainable Urban HOUSING ............ooiiiiiiiiiiiiiiieeeee e 42...
3.1.4 Housing for Alt A New Housing Plan for Ireland............coooii e 42...

Stephen Ward Town Planning and Development Consultants Limited 2



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

4.0 LOCAL DEVELOPMENT PLAN PQOLICY ..otiiiiiiiieeeiei ittt e e e e e s eea e e 43......

4.1 The Proposed Development and Consistency with the Offaly County Developame0P4-2020 (as

AT 11T | SRRSO 43..........
4.1.1 Core Strategy and Settlement HierarChy...........ccevvvvei i 43....
4.1.2 Residential DEVEIOPMENL.........c.uiiiieiiiiiit ettt e st s et a e e e nnnees 46.......
4.1.3 ECONOMIC POlICIES. ... eeiiiiiieitee ettt et nre e n e nnne e e 50.......
4.1.4 CommUNILY INFraSITUCIULR ...t e s s e e e e e e e s s e arerraeaeeeeeesaans 5l......
R N F LU = Ul o =T 1 7= Vo = TP PP PO PPPPPPPPPPOPPPRPN 52.....
4.1.6 Transport Services and INfraStrUCIUIS............ccuiiiiiiiiicce e e e 53...

4.2 The Proposed Development and Consistency with the Tullamore Town and EDér@iopment Plan

20102016 (As varied and eXIENAEO) . ........cuuiiiiiiiiiiie ettt e st e e s e e e e 56......
4.2.1 Land Use ZoNING ODJECHVE..........eviiiiiiiiiiiiiiis e a e e e e e e e aaaaaaees 56......
A \V = 1S3 (=] g o] = PP 57........
4.2.3 DEVEIOPIMENT STFATEGY. ¢ eevteetei ittt ettt ettt ettt e et e e s sttt e e s ettt e e s anbbee e e e aneee 63.......
4.2.4 Residential DeVEIOPMENL............ooiiiiiieeeeee e e e e e e e e e e e e eeeead 64.......
4.2.5 School and Childcare FacCiliIes. ..........couoiiriiiiiiiie e e 65......
4.2.6 BUilt and NatUral HEIMAGE. ......ccooiiiiiieeiiiiiee ettt e e e 66......
4.2.7 Transportation Services and INfrasStrUCIULE........ccoovieiiiiiii i 67....
4.2.8 Development ManagemeEnl.........c.ooiiiiiiiiieieeeee s e e e e e e e e e e e e e e e e 69......

5.0 THE PROPOSED DEVELOPMENT AND CONSISTENCy WITH SECTION 28 MINISTERIAL.GUIDANCE
5.1 The Proposed Development and Consistency with the Guidelines for AuthoBiestainable

Residential Development in Urban Areas (Cities, Towns & Villages (2009)...........cooovvveeiiiiiieeennnnnes 17
5.1.1 Sustainability CheCKIISL.........ocuuiiiiii e ee e d B
5.1.2 Urban DeSign ManUAL............oooiiiiiiiiiiiiiiiss s e e et s e e e e e e e aaaaaaeeees 81.......

5.2 The Proposed Development and Consistency with Guidelines for Planning AghdBitistainable

Urban Housing: Design Standards for New Apartments (2020)...........uueiiieiiieiiieeeeeeeeeeeeeeeeeeeeevieininens 8s..
5.2.1 Required MinNiMumM StaNardS.........ccooiiiiiiiii i e e e e e e e e e e e e e e e e eeeeaaaeeens 86......

5.3 The Proposed Development and Consistency With The Guidelines for Planningiasiththiban

Development and Building Height (2018).........ooooiririiieec e s a.....

5.4 The Proposed Development and Consistency with Design Manual for Urban Rb&deats (2013,

(U o0 F= 1= To b2 1 L ) 92.........

5.5 The Proposed Development and Consistency with The Guidelines for Planning &sth@titildcare

ool =TS 2400 PSPPI Q3.........

5.6 The Proposed Development and Consistency with The Guidelines for Planning Asthéyipropriate

Assessment of Plans and Projects in Ireland (2009, Revised.2010)........c.eeveeiiiiieeeniiiiieeesiiieeeee e 93..

5.7 The Proposed Development and Consistency with The Guidelines for Planning Asth&l#inning

System and Flood Risk Management (2009).........ccuu i 2.....
Appendix At APARTMENT DESIGN STANDARDBLITY ASSESSMENTS......ccovvvviiviiiiiiiieeeenn. a5

Stephen Ward Town Planning and Development Consultants Limited 3



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

Stephen Ward Town Planning and Development Consultants Limited 4



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

STRATEGIC HOUSING DEVELOPMENRATUTORY COMPLIANCE

This Statement of Consistency accompargeplanning application under Section 4 of the Planning and
Development (Housing) and Residential Tenancies Act 2016 for a strategindhdavelopment comprising of
349no0. dwellings, créche and two neighbourhood buildings on a sitéddda the east of the Clonmah Road
(R443)in the townlands of Gayfield and Clonminch, Tullamore, CaayOfflhe development also provides for

cycle tracks and two new bus stops on Clonminch Road.

Table 1 below illustrates the proposed Strategic Housing Developmesrinis of its principle figures to provide

a clear reference and to demonstrate in basic terms the characteristics of thesgdmevelopment.

Principle Figures

Gross Site Area 14.28 hectares

Net Development Area 11.45 hectare

Net Residential Area 10.07ha

Neighbourhood Centre lands 0.65ha

Clonminch Road Cycle Scheme 2.8%a

Lands required for services infrastructu| 0.73ha

Public Open Space 16,207sqg.m (16%)

Building Height 1-4 storeys

Residential Density 35 units per hectaré

Total Residential Units 349

Residential GFA 35,653.70sq.m

Houses 196

Apartments 153

Residential Mix 41 1-bed
103 2-bed
155 3-bed
50 4-bed

Créche GFA 1,299sg.m

Local Shop 56sg.m

Neighbourhood Building 1 1,274sq.m

Neighbourhood Building 2 1,733sg.m

Non-residential GFA 4,362sg.m (max. 4,500sg.m)

Total GFA of development proposed | 40,015.70sq.m

Car Parking 695

Cycle Parking 315

Table A: Principle Figures

1 Density calculated on the basis of net residential development area of 10.07hectare
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DEFINITION OF PROPOSAL AS A STRATEGIC HOUSIOBMENIE L

It is submitted that the proposed development meets with dhefinition of a Strategic Housing Development as
provided by Section 3 of the Planning and Development (Housing) asideR&al Tenancies Act 2016 (as

amended) as follows-

f The development is for 100 or more houses on land zoned fsideatial use or for a mixture of
residential and other uset The proposed development is foB49no. dwellings on lands zoned
ZZ *] v3] o] C 8Z dpoo u}E& d}Av v VvA]ERK2016 @asojp¥ed and Wo v
extended). The area of land zoned Neighbourhood Centre is not defineghlpyfield boundaries and
the layout has sought to reflect the allocated within the TTEDP. Teighbourhood buildings are
% E}%o}e }v o v e I}v ZE |WPZERIEZY¥] 0 ] pHe SZ § ]+ lve] E Z}%o

}ve] & S]}v[ Joned MNetghbourhood Centre.

f The cumulative gross floor area of the dwellings proposed cm@mpot less than 85% of the gross floor
space of the proposed developmentesidential development comprises 89% of the gross floor space
proposed.

f The other uses proposed cumulatively do not exceed 15sq.m fomssspace for each house subject
to a maximum of 4,500sq.m$Z Z}35Z @pppead include a childcare facility (1,299sg.m), local
shop (56sg.m) and two neighbourhood centre buildings (3,007sq.m). Wtal gross floor space of

non-residential uses 4,362sg.m represents 10% of the total gross floor space.

COMPLIANCE WITH PART V

The applicant proposes to transfdbno units in order to comply with Part V and create a mixed tenure within
the proposed neighbourhood. A layout plan is included as pdhisfconsultation request which identifies units
proposed to be transferred (architect drawing no. 173&024). Theapplicant is willing to enter into an

agreement should the proposed development be granted planning permission.

Stephen Ward Town Planning and Development Consultants Limited 6



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly
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STATEMENT FORMAT

Section Oneof this statemeh contains details of the planning history of the application site.

Section Twocontains a description of the application site, its context and outlines thegsegbdevelopment.
Section Threeoutlies the sitd context within the national and regional planning policy framework.
Section Fousstates how the proposal is consist with the following local planninigypdbcuments -

f Offaly County Development Plan 2014-2020 (as varied)

f Tullamore Town & Environs Development Plan (as varied and extended until 2020).

Consistency with the Guidelines issued by the Minister uiBkztion 28 of the Act of 2000 and other relevant

Guidelines listed below are detailed S¢ction Fiveof this Statement-

f Sustainable Residential Development in Urban Area, Guidetin®sdnning Authorities (2009) with the
associatedZ W& S] hE& v <] Pv D vpu o]

Sustainable Urban Housing: Design Standards for New Apartn2&e) (

Urban Development and Building Heights, Guidelines for Planning Authoritiegniber, 2018)

The Design Manual for Urban Roads and Streets (2013)

Childcare Facilities, Guidelines for Planning Authorities (2001)

Appropriate Assessment of Plans and Projad&uidance for Planning Authorities (2009)

~ O~ O~ ~  ~  —%

The Planning System and Flood Risk Management, Guidelines for Planning Autf2@@®s
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1.0 INTRODUCTION TO SITE AND PROJECT

1.1 PLANNING HISTORY

A Strategic Housing Planning Application was submitted to An Bord Pleaafitsgrtd the subject lands on the
7 of August 2020 (Ref. ABP-307832). A decision to refuse permission washgsdiedord Pleanala on the
25" of November 2020 for two reasons. This section of the statement suisesahow the proposed

development overcomes the stated reasons for refusal.

1.1.1 REASON FOR REFUSAL NO.1:

The design of the proposed Link Street, which is identfie@in objective of the development plan for these
Masterplan lands, linking Clonminch Road/R443 to the west andc€hahane to the north, is substandard in
terms of its horizontal alignment and fails to have adequatgard to its strategic function and to the provisions
of the Design Manual for Urban Roads and Streets (DMURS] sstlee Department of Transport, Tourism and
Sport and the Department of the Environment, Communitylastél Government in March 2019, as amended,
in relation to such routes. The proposed developmentdydhErefore, result in an unsatisfactory standard of

development and would, therefore, be contrary to the prgganning and sustainable development of the area.
Applicants Response:

The horizontal alignment of the Link Street through the application sitktla@ Eastern Node to where it crosses
the railway tracks and meets with Chancery Lane has been revieywede design team and the site layout
revised. The horizontal alignment of the proposed Link Street hbsefidrd to its strategic function and to the
provisions of the Design Manual for Urban Roads and Streets (DMURS)hgghedepartment of Transport,
Tourism and Sport and the Department of the Environment, Community and&oeafnment in March 2019,
as amended. There are subtle changes of direction (never more thateg@i®es) and provision of parallel
parking in bays along both sides of the vehicular carriageway tdffia calming effect as envisaged in DMURS.
The Link Street can cater for a public bus service and bus stepproposed to be provided at the

Neighbourhood Centre as part of the proposed development.

As recommended by the NTA in their submission to ABP-307832, the Linkh@sdreen redesigned to provide
for fully segregated cycle facilities on both sides and in a mawhé&h maintains cyclist priority through side

roads taking full account of the principles and templates set out if\thgonal Cycle Manual.

The point where the Link Street ends after crossing the applicaiterhas been altered so that it is more closely
aligns to the School Site. Access to the School site is now directlytfi@rhink Street to the east of the
application site. We envisage the neighbourhood centre lands becomuiltpge centre with the Link Street
JvP 8Z ~u Jv_ <SE Swith @restzccess to the neighbourhood centre buildings from the Link
Street and dedicated car parking provided to the rear of the building linmamtain a strong urban street
frontage The créche has been relocated into phase 1 as a standalone buiklitagal shop which can be

accessed from the Link Street is proposed within Blaatitte north east corner of Clonminch Square.

Stephen Ward Town Planning and Development Consultants Limited 9
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1.1.2 REASON FOR REFUSAL NO. 2:

The Guidelines for Sustainable Residential Developments in Wrbas and the accompanying Urban Design
Manual, A Best Practice Guide, issued by the Department of thelneint, Heritage and Local Government in
May 2009, includes key criteria for such development, includinggxt, connections, layout, public realm and
distinctiveness. The Design Manual for Urban Roads andtS{@®URS) provides further guidance on the

design and layout of streets in terms of the creation of sense of place.

It is considered that the proposed development is dominatedoads and surface car parking and results in a
poor design concept for the site that is substandard iroitsifand layout, fails to establish a sense of place, and
includes a poor quality of urban and architectural design. The al@velnt would, therefore, be injurious to the
residential amenities of future occupants and would be @wtto the provisions of the Urban Design Manuial

a Best Practice Guide, in particular criteria number 2 Conmectind number 7 Layout, and provisions 2.2.1 of
the Design Manual for Urban Roads and Streets. The propesedopment would, therefore, be contrary to the

proper planning and sustainable development of the area.
%0%00] Vé[' Z '%o}V'

The realignment of the Link Street named Crofton Avenue as detail@egeand the corresponding redesign of
the road network throughout the application site provides a wellgedi hierarchy based on a strategic function

of the Link Street which will serve all community services and fagititie local streets that serve only residents.

Entrance to the development from Clonminch Road is clearly indidayeday of two apartment buildings.
Housing either side of Crofton Avenue is three storey frontingstineet and car parking courtyards have been
introduced to allow buildings to front onto the Link Street providingaative edge and sense of enclosure as
envisaged by DMURS section 2.2.1. This section of Crofton Avenue fondsesith the three storey créche
building and Block B rising to 4 storeys punctuating the view fromrtrarece with glimpsed views of Clonminch
Square to the southThe combination of increased height and strong urban provided by Block B and thaf turn
the Link Street northwards indicates the move into another area of the neighiood. The position of Block G
to the north of the Link Street mimics Block B using the increased heigignify arrival with glimpsed views
}( ~"$X }opu [eThe€risevof building height and form in this way will previdientation for pedestrians
entering the new neighbourhood. The neighbourhood centre buildimgshree storey in height and flank either
side of the Link Street to give a focup t§ Z juu E ] o }E v Zu]v SCE §[ (}& sz
parking for the Neighbourhood Centre is provided to the south oflthmk Street behind the Neighbourhood
Centre Building to maintain the strong urban frontage. Additional car parkipgiide on street. The link street
is aligned to provide direct access to the school site to the ieaste future. The link street will be brought to

the site boundary as part of the proposed development.

Stephen Ward Town Planning and Development Consultants Limited 10
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Reorientating housing to the north of Crofton Avenue provides gregermeability and facilitates improved
connectivity for pedestrians with direct access to Local Streets from theStiakt and a visual link from the

future pedestrian link to the north and Green Park towards Block B, the Link Str@&Zlonminch Square.

The previous proposal was identified as being dominated by raadsurface car parking. The revised proposal
addresses this issue by the changes outlined above in terrtteeafoad hierarchy and layout, a reduction in
overall car prking provision but also by the introduction of basement car parks bénapartment buildings B

D, E and 4% of car parking provided for residents within the proposedeligoment is provided at basement
level and a furthed3% is in-curtilage. The inclusion of basement car parks below buildings D (eheave also
had a substantial impact on the layout at the northern part of $iite by enabling the removal of streets and
E ]Pv }( "SX }lopu [« 'E vX

The previous proposal included a vehicular link to Clonminch Wivbde this was introduced in the interest of
creating a more permeable neighbourhood and integrating existing resaleartas, it is acknowledged that
this would have extended an existing long straight residential acoesds which would not adhere to the
principles set outin DMURS. There is no vehicular access pabfrom the application site to Clonminch Woods
as part of this application, nor any other existing residential afde layout has been designed to allow for
pedestrian connectivity to Clonminch Woods and the Part 8 Oaklee dewelupas well as surrounding
development lands in the future. The internal road proposed calleshminch Close has been aligned to the
existing street in Clonminch Woods should there be any neethém to be joined in the future once taken in
charge. Aillustrate by the Nodal Masterplan drawing submitted with this a&gtion, Green Street West has
been positioned so that it could be joined to the existing grepace in Clonminch Woods in the future once
taken in charge. This would provide the residents of Clonminchd&/avith a much more usable area of public

open space.

1.1.3 RECOMMENDED REASONS FOR REFUSAL AND BEGRDIR

The Inspector in the case of ABP-307832 recommended five reasorefufsal. The Board Direction for this

case provides reasons for not accepting three of thes %0  Srg&Edns for refusal.
Board Direction - Note 2 states:

The Board did not accept the Inspectors recommendatioeftese permission for the recommended
reasons set out in 1 & 2 of the report. The Board notedtti@mproposed development includes lands
identified as Phase 3 residential lands but noted that the pllwed for flexibility and was satisfied
that it would not contravene the provisions of the core stggtand would not materially contravene

the development plan.

Furthermore, the Board was satisfied that the submitted statemédnlaterial Contravention was

sufficiently detailed to allow the Board to rely upon it had it decideddatgsermission

Stephen Ward Town Planning and Development Consultants Limited 11
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The proposed SHD maintains the application site boundary of ABP-30#88h extends into phase 3 lands in
acknowledgement of the Board Direction and to complete developméih® landholding south of the Link
Street. Detailed justification was provided for the inclusion of the pl8alssds as part of the Nodal Masterplan
for the Eastern Node relating to urban design principles and achievirmucaessful and attractive

neighbourhood. Notwithstanding the statement of An Bord Pleandla at Nota statement of material

contravention has been prepared to accompany this planning applicatideriseparate cover. The statement
of material contravention addresses the how the proposed develaunis justified under the specific criteria
contained at section 37(2)(b) of the Planning and Development Act (asdateallowing section 9(6) (c) of the
Planning and Development (Housing) and Residential Tenancies Act 2CGi6gfaded) to be invoked in this

case.
Board Direction - Note 1 addresses recommended reason no.5 stating

The proposed development provides for interim arrangemém address existing constraints on the
wastewater sewerage network serving these lands, including tihepdeary on-site storage of
wastewater. Having regard to the substantive reasons fargafabove, the Board considers that the
matter of temporary stage will not arise given the projected timelfioeshe delivery of new municipal

facilities in Tullamore.

Confirmation of feasibility for the proposed development hasrb&sued by Irish Water (letter dated @B-
21).1t is submitted that Irish Water areonfident that servicing of the proposed development can be actieve

and that the interim measures are appropriate.

An appropriate assessment screening report and Natura Impact Statementeess drepared by Doherty
Environmental and accompanies this planning application under agpaover. This assessment includes any

potential impact on European sites as a result of the proposed interim unegas

Stephen Ward Town Planning and Development Consultants Limited 12
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Clonminch, Tullamore, Co.Offaly

2.0 DESCRIPTION OF SITE AND PROPOSED DEVELOPMENT
2.1 SITE CONTEXT

The application site is located to the south east of TullamorenT@entre to the east of the Clonminch Road
(R443). The immediate area is characterised by linear residentialogwent along the Clonminch Road with
low density housing developments to the east of Clonminch Readding Limefield and Clonminch Wood. A
Part 8 housing development has approval on lands to the immedaaté of the application site entrance which
has been designed for housing the elderly. Opposite the asiteance is a large and imposing commercial
building of modern design which acts as a gateway building on esgram Tullamore from the south via the
N52 junction to the south of the application site. Developments te west of the Clonminch Road behind
residential dwellings fronting onto the R443 consist of employnuses within the Central Business Park where
the Department of Education and Skills, Department of Agriculture, Footande and Revenue Irish Tax and

Customs offices are located together with the Department of Finanéeesfin addition to Teagasc. This is a
significant centre of employment for Tullamore.

 AVETUE z i i ]
2 i g Midlands Regional Hospital ]
Busines. 2
ISiness %‘ -
g - u,
%4’ s " 9, - N
% 5 4y
b4 < >
B IR Ry N
E) f D paasasosaseeess
g Grondieanal cat\Y®
L2025 Daingean Road o
Srah'Bridge 7
e W i
W~ Il. & §
= Tullamore 3
e "
s R g
= Train Station Town Core },
Ler
- 7u/.“m;;:‘.
Retail Park |
‘ i e ,,? .
v : 2 Llva, é,? =
Charleville 0 ) 3 Y g
Castle Demesne 2 2 I
- v 4 2 / . .
- ‘ g g e N Ling
& Central
o ~—
(] P
" @%ﬂb
2 . e X
Tullomore. Z a . : i
oistilery {3 Approximate Site Location | som ||

Figure 2.1: Site Context
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The wider area within which the application site is located is charaetg@nd largely defined by infrastructure
routes with the Dublin-Galway train line to the north and N52 orbitalteoforming a physical barrier
surrounding the settlement of Tullamore and marking a transition to more raraldcape beyond. There is full
footpath connectivity from the application site into TullamorewroCentre and a regular bus service (835)
provides easy access to services in the town including the train statioretaitiservices to the east. Currently
on the Clonminch Road cyclists must share the road with vehitwaléiic. The Clonminch Road has been
assessed by DBFL Consulting Engineers and is of sufficient width nmamdate segregated cycle tracks from
the site to the Town Centre through the revision of road markings. Fudeéail is provided at Section 2.3.9
below and the Traffic and Transport Assessment undertaken by DBFL under separat The undertaking of
these works is included as part of the proposed Strategic Holwvglopment and the necessary letter of
consent from Offaly County Council is provided. All works witldneed out within the existing public highway

and do not involve third party lands.

Plate 1: Western boundary with R443 Plate 2: Full footpath connectivity with Town Centre

Plate 3: Western Boundary with Clonminch Wood Plate 4: Site is relataively flat and featureless

The net development area site extends to 11.45 hectares and cow$iatgicultural fields and associated field
boundaries with an existing agricultural entrance onto Clonminch Road (R443). There is dtuegjrianeway

to the south serving agricultural buildings which is not part @ eipplication. The landscape is relatively flat
and featureless with a number of ESB cables traversing the sitendBoas to the south consist of field
hedgerows and rear gardens of housing fronting onto Clonminch Rdéedwe@stern boundary adjoins the
existing residential developments fronting Clonminch Road, dlimWood and Limefield with boundary

treatment mainly consisting of wooden garden fences and hedgesndtibern and western site boundaries
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do not have a definite physical boundary but extend into agricaltlands before meeting with the Dublin-

Galway train line to the north and N52 orbital route to the west.

2.1.1 ARCHAEOLOGY

The application site is not located in a National Monuments Service Zone of Ntifioat does it contain any

recorded monuments.
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Figure 2.2: Historic Environment Viewer with approximate site location

Notwithstanding the above a desktop archaeological assessment was cantidry Archer Heritage Planning

followed by geophysical testing and test trenching under licence during 2689020. A submission by the

Department of Culture, Heritage and the Gaeltacht date# d® September 2020 in relation to ABP-307832

acknowledges these reports and testing undertaken in which two fulachgia discovered. It is recommended

that excavation be undertaken under licence and that groundworkssactbhe remainder of the site be

monitored by a suitably qualified archaeologist.
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2.1.2 ENVIRONMENTAL DESIGNATIONS AND PROTECTED AREA

A screening report for Appropriate Assessment was prepared by Mr. P.Dolié@therty Environmental. This
report identified a hydrological pathway linking the application sitéhe Charleville Wood SAC and considers
that the potential for likely significant effects to European Sites cabeauled out at the screening stage and
that an Appropriate Assessment of the project is required. Based on thisustortia Natura Impact Statement
has keen prepared to accompany this planning application to inform An Bordnla during its AA of the

project.
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Figure 2.3Natura Network in proximity to the application site
(Please refer to Screening Report and NIS under separate cover for detasdrasnt)

2.1.3 PROXIMITY TO A LOWER TIER COMAH ESTABLISHMENT

At its closest point, the application site is 490 metres north east®Mtfilliam Grant & Sons Whiskey Distillery
and warehouse maturation facility. This is a Lower Tier COMAH shtalelnt. A Land Use Planning Assessment
was completed for SHD Ref. ABP307882y AWN Consulting in accordance with guidance published by the
Health and Safety Authority. The records for this facility were revieledWN Consulting in January 2021
There have been no changes to the inventary\lliam Grant & Sons and the application site boundary has not
changed. Therefore the outcome of this report remains the sarhe.rfiajor accident scenarios assessed have

no expected impact on the proposed development.
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Figure 2.4: Site location in relation to William Grant & Sons Whiskey Distillery

2.2 SOCIAL INFRASTRUCTURE AUDIT

2.2.1 COMMUNITY SERVICES AND FACILITIES
In keeping with the policy of the Offaly County Development Plan 20240-(para. 6.20) and in the interest of
sustainable and orderly development, an audit of existing comtyufacilities in the locality has been

undertaken.

dZ K W E }Pv]e « 3Z 8 CEu Z }uupv]sdC « EA] <[ ¥E}¥R3} (0P E}ASEU SAEEC
service provision to meet the needs of resident§$Z]v §Z Wo vv]vP pSZ}E]SC[s E ~% E X 0O
in the Planning and Development Act, 2000 (as amended), is placed Idoachiand educational facilities,

including the services such as pre-schools, Naionrai (Irishdgagolaygroups), day-care services, créches,
Montessori schools, playgroups, childminding, after-school groups, prinsagondary and special needs

e Z}}0oeX KSZ E }uupv]SC ( ]0]8] ¢ u vS]}places®f wd@rship, bwia] groupds, hospital

and health centres) ( ]0]8] » (J& 3Z o0 E0C V % Eedvv AJdAipm]iBlood &K E E]
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Figure 2.5: Community Audit

“

Townmore Construction

1 Tullamore Court Hotel 8 Tullamore Retail Park-
2 The Bridge Centre “  Woodies
3 Central Hotel “  EZLiving Furniture
“ Argos
“  Sports Direct/Heatons
“  DID Electrical
“ Harry Corry
4 Lidl 9 Riverview Commercial Park
“  Costa Coffee
5 Bridge House Hotel «  Aldi
“  Dealz
6 Dunnes Stores «  NCT Centre
7 Spar 10 Tesco Extra
Clonminch House- 5 Srah (IDA) Industrial Estate-
“  Ace Braces “  Zoeties
“  BCA Accounting “  Kelpac Medical

Synergy Health Ireland
Integra Lime Sciences
“  Cardinal Health Work

“  ACETECH Solutions (ATSR Ltd)

Sigmoid Pharma
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2. Central Business Park- 6 Midlands Regional Hospital
“  Kenny Lyons + Associates
Department of Education & Skills
Department of Agriculture & Food
“  Department of Finance
3 Spollenstown Industrial Estate 7 Cloncollig Industrial Estate
4 Town Centre with associated offices, retail a 8 Tullamore Retail Park
service industry employment.
Sports, Recreation and Leisure
1 Tullamore Harriers Athletics 8 K[ }JvwlEW EI
2 Astroturf Pitches 9 Grand Canal Walk
3 Tullamore Rugby Club 10 Aura Tullamore Leisure Centre&Tennis
4 Lloyd Town Park 11 Tullamore Dew Visitors Centre
5 IMC Cinema 12 Charville Forest & Castle
6 Library 13 Tullamore Golf Club
7 Tullamore GAA
1 Community Pharmacy 5 Charville Community Centre
2 Offaly Centre for Independent Living 6 HSE Community Health Centre
3 Offlay County Council 7 The Health Centre
4 Tullamore Primary Care Centre 8 Midland Regional Hospital Tullamore
T | Transportt Train Station and Bus Station

Table 21: Community Audit

The proposed development is well catered for with shopping, sports and health faslitiithin a 2.5km radius.

2.2.2 SCHOOLS AND CHILDCARE

An audit of existing childcare facilities and schools has been undgrtand illustrated by figure 2.6 below
Information was obtained from Pobal and Tulsa online services thasvihe Department of Education and Skills
online data. A school demand and concentration report has been prepamdds submitted under separate
cover. A childcare facility is provided as part of the proposed dewsdop that can cater for approximately
100no. children with dedicated car parking, drop off area and outside gpf@ge. The location of this play space
has been assessed as part of the EIAR in terms of potential noissigiobouring dwellings and positioned

accordingly.
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Figure 2.6: Schools and Preschools in Tullamore

Childcare Services
[ ) Primary School
Secondary School

Primary Schools Enrolment (2021321) Secondary Schools Enrolment (202021)
No. | School Boys | Girls | No. | School Boys | Girls
1 Gaelscoil an Eiscir Riada 99 113 |1 Colaiste Choilm 619 N/A
2 Charleville National School | 50 50 2 Tullamore College 296 384
3 N§X WZ]o}lu v [+ E | N/A 178 | 3 Sacred Heart Secondary School | N/A 543

School
4 Scoil Mhuire 80 220
5 Scoil Bhride 155 N/A
6 AEX :}e %Z[e E S]}V 222 177
7 Arden Boys 202 N/A

Sub-Total 808 | 738 Sub-Total 915 927
8 Offaly School of Special 34

Education

Total 1,580 Total 1,842
No. | Facility Capacity No. | Facility Capacity
1 Little Caterpillars 22 6 ABC Nursery & Playschool 32
2 Early Years Childcare 27 7 Naionra Gaelach An Tulach Mhor| 24
3 A Little Treasures Montessori 22 8 Re Scoil Isoagain 22

Preschool
4 Little Acorns Pre-School 28 9 Happy Hours 31
5 Castleview Pre-School 10 10 Little Trinity Montessori 52

Total 270

Table 2.2: Audit of Schools and Childcare
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Reserved school site within Eastern Nod|

M Teorcied

T b Ak

Figure 2.7: Application site in relation to reserved school site withirEgmtern Node

A Nodal Masterplan for the Eastern Node of the Southern Environs Mastergaraccompanied the planning
application assessed under ABP-307832-20. The nodal masterplan layouiglresibeen amended following
the decision of An Bord Pleanala to illustrate how the realignmett@fink street has been incorporated into
the Eastern Node as a whole. The principles on which the Nodal Mastevpiaprepared remain and the school
site is in the same location within the Eastern Node. The layout of the sshtedlas been amended to provide
direct access to the site from the Link Street. Figure 2.7 illustrates thigqyoof the school site in relation to
the proposed SHD. As part of the preparation process for the Nodal Mastdqultire Eastern the Department
of Education were contacted for their opinion on the selected schiveland for information relating to its
future need. By correspondence dated™8f June 2020 the Department confirms that they do not require a
school in this area at present but requests the site is reserved. Thgiehgmoposed to the SHD site under the
subject planning application do not affect the reserved schooligiterms of its size or position within the
Eastern Node. The Department has confirms the proposed site is desuificient for a 16-24 room primary

school (see Nodal Masterplan under separate cover).
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2.3 THE PROPOSED DEVELOPMENT

The proposed development is of a residential nature with supportinghtmurhood services comprising:
f 196houses
f 153 apartments

f 4,362m?2 of neighbourhood and employment floor space (e.g. local shapmdss hub, medical centre

and créeche)

2.3.1 CALCULATION OF SITE AREA AND RESIDENTIRY. DENS
The application site measures 14.28 hectares. The net development agaaures 11.45 hectares. Figure 2.8

below illustrates the areas excluded from the gross site area which correspond with-

x Proposed works on the Clonminch Road to facilitate segregated cycle fraokshe application site
to the Town Centre (2.83ha) (coloured purple).
X The additional area of land required for services (pipes/pungpstation) running north of the

development area (0.73ha) (coloured green).

The net development area can be further broken down between therzpnbjectives that apply under the

Tullamore Town and Environs Development Plan 2010-2016 (as varied and extendidjcansge proposed.

x 1007Z S E ¢ ]J* ZZU9e[ vSlopuE }E VP X
X 0.65 hectaresispartofth@ E |PZ }uEZ}} VSE [ ~ }o}uCE C 00}A+X

Figure2.8: Breakdown of application site areas
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2.3.2 DESCRIPTION OF DEVELOPMENT

The proposed development has a combined gross floor area (EBA)045.70m?2 over a development area of
11.45hectares. The total number 849no. dwellings (35,653.70sqg.m) will be provided across 10.07 hecthres o
the net development area at a density of 35 dwellings per hect@le two neighbourhood centre buildisg
(3,007sqg.m) will be provided on lands zoned Neighbourhood Centrehvelxitend toc.0.65hectares within the
application siteThe local shop in Block F (56sg.m) and créche (1,299sq.m) are on land&Resigential which
provided for these land uses. The project has been designedhas airban neighbourhood within a parkland
setting and adheres to the principles of the Urban Design Mafitel DMURS compliant road hierarchy and
generous public open space areas will create a calm and pleasaimbrement. High quality materials and

finishes are proposed through the scheme as detailed irAifohitects Design Statement under separate cover.

Proposed buildings on the site will range between4lstoreys in height. Neighbourhood uses are contained in
2no. three storey buildings. Neighbourhood centre building no.1 (1,274sqow)des for three local shops at
ground floor level with the first and second floor proposed as anass hub. Neighbourhood centre building
no.2 (1,733sq.m) sq.m is divided into four shops and a medictlecanground floor level. The medical centre
extends into the first floor while the second floor is proposexda gym. The créche is a stand-alone three storey

building with outdoor play area and dedicated set down/parking area.

All buildings will have provision for photovoltaic/solar panele final position of these panels will depend on
orientation. Parking to serve the proposed development is provideclrtilage and at surface level for housing

and a mix of basement and surface level parking for apartments. Whestreet car parking is provided it is

softened with landscaping to reduce its visual impact. Parkihp ESC & » & 0°*} %o E} %o}e §} 8§ |
«§(E [ddicated car parking is provided for the neighbourhood centre and créathésdacated so it is not

visually intrusive. Bicycle parking spaces are proposed acrosstéhat surface level with addition bicycle

storage rooms in the basement of apartment buildings B and G.

Public open spaces will be provided throughout the developmiealuding two large public parks named
o}lvul]v Z *<«p E v "S$X }@pditwdsmaler parks named Green Street West and Green Park in
addition to a tree lined cycle path through the site. Green Street Wéstfhe opportunity to join the new
neighbourhood with open space within the existing developmentCiinminch Wood in the future. It is
envisaged that the civic square proposed will relate closely td\ibighbourhood Centre buildings creating a

focal point as residents enter the commercial core of the Eastern Node.

2.3.3 RESIDENTIAL ACCOMMODATION
The proposed dwelling types have been designed by a telaqualified and experienced architects with an

emphasis on variety and the creation of attractive and pedestriandiiy streetscapes. At all times the proposed
development has regard for and references the Nodal Masterplathi Eastern Node to ensure consistency
with the principles and vision set out in the nodal masterplan, ititerface with neighbouring lands and the

delivery of the specific objectives contained in Chapter 5 offtllamore Town and Environs Development Plan

20102016 (as varied and extended).
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The proposed development provides a mix of dwelling typeisttude detached, semi-detached and terraced
dwellings and 153 apartments. This mix avoids the creation ohsolgenous residential development. Rather
the mix enables the creation of a more diverse population profile that assistdévelopment of an integrated

community. Households can move within the development as families exaathdontract.

The breakdown across tI849no units is-

Proposed Mix of Residential Units
1-Bed 41 12%
2-Bed 103 30%
3-Bed 155 44%
4-bed 50 14%
Total 349 100%
Table 2.3:Proposed DevelopmentMix of Dwelling Size
Unit Type Number of Units Percentage of Development
Apartments 153 44%
Detached House 5 1%
i 0,
Semi-Detached House 48 14% 56%
Terrace Houses 143 41%
Total 349 100%
Table 2.4Breakdown of Residential Accommodation Type
Phase One Phase 2 Total
114no. dwellings 82no. dwellings 196no. dwellings

124no. apartments

29no0. apartments

153n0. apartments

238n0 units 111no. units 349n0. units

Table 2.5: Phased delivery of residential units

2.3.3.1 HOUSING
The proposed site layout provides a perimeter of two and three sttwayses along the boundaries of the

residential area respectful of existing adjoining residential devalaqt and providing the first element of the
new urban structure. The central layout is focused on the creatf@nstrong urban street along the Link Street
with a sense of enclosure. The majority of housing along tHe &fireet is three storey in height with interest
added by alternating height, design and roofscape. Detached house types M?ard single storey and have
been designed to respond to the pedestrian links in thesations. All detached, terraced and semi-detached

housing have rear gardens for private amenity use.

As illustrated by architect drawing no. 1758A008 there are a variety of house designs proposed. In addition
to the various unit types and finishes, house types vary in heiglnictease variety and provide a strong urban

edge and orientation within the development. The housing mix is as fellow
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House Size Number Proposed
2-bedroom 4

3-Bedroom 142

4-bedroom 50

Total 196

Table 2.6: Housing Mix

House Type C2.1 House Type C2.2

Fgure 2.9Block 7 4-bed semi Figure 2.10: Block 7.4 4-bed semi

Figure 2.12: Block 12- Designed as three storey fronting Crofton Avenue and two storey to rear in

acknowledgement of lower density development to the west.
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2.3.3.2 APARTMENTS

Details of apartments are provided in the Architects Schedule that acapiep the application package.

Considered separately from the housing, apartments within the psed development have an overall mix as

follows-
Apartment type Number proposed % of total
1-Bed 41 27%
2-Bed 99 65%
3-Bed 13 8%
Total 153 100%

Table 2.7Apartment Mix

Building Block A and C at the entrance to the application site signal thenea to the Eastern Node so have
been designed to acknowledge this position. At the same time, thpgaed height of two storeys with a pop
up to three storeys on the cornet ¢he road junction respects the existing low density development gliie

east of Clonminch Road north and south of the site entrance. Parkprguiled to the rear of these buildings
so will not dominate the streetscape. Communal open spaoe#ed to the rear and the south of Block A (total

125sg.m) and to the rear of Block C (146sqg.m) which has a favourable orientation.

Apartment building Bs located to the north of one of the main public open space areas lths been named
Clonminch Square. Building B is three to four storeys high. Commpealspace (202sq.m) is provided to the
south of Building B taking advantage of the southern orientation wiithvs to Clonminch Squar€he position
and function of Building B is reflected on the opposite site of the Link Streber east by apartment building
G, also three and four storeys highp]lo JvP ' ] o} § §} SZ }usSZ }( "SX }OMUS}[-
address the link street providing a strong urban edge announcing thraree to the commercial core while
providing glimpsed views of St.Cloumbas Green. Communal open @%8sg.m) is provided to the south west
for occupants of Building G with the public square located to the@asis building. Both building B and G have

basement car parking.

Apartment Building F is three storey high and located at the north east corn€fooiminch Square, east of
building B. Communal open space is provided to the rear of thelibgilwhich has a southern orientation
(101sqg.m). The créche building is three storey located at the north west cor@oniminch Square and to the

west of Building B. Together they form a strong urban edge to the south of the link street.

Building D is located to the north of the application site where tiie seets with Clonminch Wood. The
provision of an apartment building in this location allows two large ipudpen spacesGreen Street West and
ASX lopu [« 'E vU §} % E}% Eo0C @ e+ X Up o dWniee stpreg jnBeidht Avith
the third storey set back from the main building line and orientatechexximise the number of east west facing
apartments. The provision of a basement car park for Building D prevenpsautdng and roads dominating this
space and interrupting the relationship between the two areas of pugen space. Communal open space to
the east of Building DLB5sq.m) take advantagé ( A] Ae }v3} ~8X }opu [+ 'E vX
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Figure 2.13: View east along link street with Building B marking the tranfitionthe entrance area to Clonminch Square

to the south and more local roads and traditional housing to the north of theslireet
|

Figure 2.14: Building B and the creche building provide a strong urban éithgglimpsed views beyond to Clonminch

Square.

Building E is located to the east of Building®D %c E}A] « §Z S EGv P 38} ~"SX }opu [ 'E vX
is taller at four storeys with basement car parking. Communal open sjzate the west overlooking

NS X }ouGreen (331sg.min keeping with future plans for the Eastern Node, this buildingaditiress the

commercial core and school site and the increased height reflects thisitican The additional height is also

E <p]J]E&E S8} v o}e 28X lopu [ 'E vX
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Fgure 2.15: plJo JvP ~0 (S }(JuP e« v pulo ]vP ~E]PZS }( |EPV E e¢<]JvP 73X

Allapartments have their own area of private amenity space either as a ground floor terraaeéconies in the

case of upper floors. As illustrated by figure 2.16 below, terraces andriiedcare designed to be partially within
the building envelope to provide shelter but extend beyond thuilding to ensure a good level of sunlight for
residents. All private open space areas are accessed directly fromatmeliving areas. As illustrated by figure
2.16, there is a clear distinction made between private, communal @utalic open space areas with buffer
planting and appropriate boundary treatments protecting privacy of resglemd distancing the apartments

from public circulation routes and public open space. All communél @rblic amenity areas have been

designed by qualified and experienced landscape architects Park Hood.

e Gt RN “»*Ail’ &

Figure 2:16: Extract from Park Hood Landscape Plan (drawing no. @0A43-L-
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2.3.4 UNIVERSAL DESIGN

The Design Team are very much aware of the importance of integthgéngrinciples of Universal Design into
new residential development. Apartments offer single lewahy with lift access to all floors. Single storey
detached housing is also providedlll buildings are compliant with the requirements of Part M. Thades

proposed have generous ground floor living areas which could accommadstd and all have a WC at ground

floor level.

&>

Figure 2.17: Floor plan of house type D2 showing wheelchair turning cirdesida circulation areas

2.3.5 PUBLIC OPEN SPACE

The site layout features a high level of public open spacéksisated by figure 2.18 which includes tree lined
cycle paths, hard surfaced urban spaces and large public parks. Play aneas/eed at three locations within
the development. Public open space areas as detailed in Table®®& bmount to 16,207m2 or 16% of the net

residential area and 15% of the net development area which includesdighbourhood centre.

All public open spaces have been designed by an appropripialified and experienced landscape architect as
an integral part of the site layout. A Landscape Rationale by Landscate@&scRark Hood accompanies this
request under separate cover which includes the detailed desitionae behind the creation of each of the

primary open spaces as well as detailed design elements such as cagarHlibin storage areas.
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4| Green Street West [+
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Figure 218: Extract from the Landscape Masterplan by Park Hood

The provision of artwork at key vistas within the new neightood is an important feature of the landscape
strategy. This will help provide the development with an idgntiind help orientate people within the
neighbourhood. The design of the public parks takes full accofinhe above ground attenuation areas

proposed. The following table reflects the open space as illustrated ontectbdrawing no. 175RA007.

Name/Character area Features and Function Size

Clonminch Square Z]o € v[* Wo CPE&}uv v ¢ S]JvP €& - 4,131m?

ASX }opu [« "& v Civic Plaza with spill out area for neighbourhood uses. Natural Play| 7,035m?2
and formal lawn areas enclosed as quiet space with seating. Inforoial

about.

Green Street West Seating and amenity area with informal natural play elements. This | 2,496m?
adjoins Clonminch Wood and has been located to allow theipgistrea
of public open space to the west to be knitted into the nesighbourhood
centre in the future once Clonminch Wood is taken in charge.

Green Park 1,415m2
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Public Square 1,130m2
Neighbourhood Centre
Sub-total 16,207n3/ 16% residential site ared

This figure does not include incidental green spa

Table 2.8t Breakdown of Public Open Space

2.3.6 NEIGHBOURHOOD BUNGH

The first two buildings of what will become the neighbourhood centithiwthe Eastern Node are provided as
part of the proposed SHD. The buildings are three storey in heighpositioned either side of the Link Street
clearly defining the entrance into commercial core with the schoel Isitated to the north with direct access
from the Link Street The building to the south of the link street (NC2) has a floor arég7¥3sg.m and is
designed to provide a medical centre at ground and first floor with aaysecond floor level. Four ground floor
retail units provide opportunity to cater for neighbourhood usiée Icafes, local shops and a post office or
hairdresser which will create activity at ground floor level. Car parisiragcessible from the link street and
located to the rear of the building to ensure a strong urban frontage r@duce the visual impact of surface car
parking. The building to the north of the link street (NC1) measures 1,274sqg.m and has ibemddnto three
units at ground floor level with a business hub above. ltuistted that locally accessible business solutions
are increasingly important with more people working from home. dballows for small business start-ups to
share a space. There is delivery access only to the rear diutihing using a one way system. Parking is provided

on street and includes an allocation in the car park to the rear of NC2.

In order to ensure the new neighbourhood is self-sustainiamfthe earliest phase, provision is made for a local
shop (56sg.m) at ground floor level of Block F at the north east corneowfm@ich Square with frontage onto

the link street.

2.3.7 CHILDCARE FACILITY

The créche building (1,299m?) is three storey and of modern desigtetb¢a the north west corner of

Clonminch Square situated directly off the link street and wall dearly identifiable on entrance to the
Neighbourhood. The internal layout has been designed to cater for approadynE20 children. The créche has
21no. car parking spaces allocated. Outside play space is provided tcedineof the créche which has a
favourable western orientation. Bin storage and cycle parking locationdlastrated on architect drawing no.

1757PAO007.
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2.3.7.1 POTENTIAL DEMAND GENERATED FOR CHILDCARE

Based on the projected population 82 that will reside within the completed developménit is estimated
that 7% of the population equating to 57no. children will bepoé-school age. Based on the most recent
available data, it is estimated that 19% of these children will be cared for iidaante facility such as a creche.

This would generate a need for 11 childcare places.

As illustrated by figure 2.6 and Table 2.2 of this Statement, thexapacity for 270 childcare places within 2.5km
of the application site. However, geographically the south of Tufanis not well catered for by childcare
facilities. It is proposed to provide a childcare facility as pathefproposed development that will cater for
future residents in accordance with the Childcare Facilities Guideli®sg the benchmark of one childcare
facility for 75 units, the proposed development of 349units regsiia childcare facility with the capacity for
€.100 children.

Figure 2.19CGlI Créche Building

2.3.8 PARKING

A detailed analysis of car parking and cycle parking and storage igl@dowithin the Traffic and Transport

Assessment by DBFL Consulting Engineers under separate cover. A386€al afr parking spaces are provided
to serve the 349no. dwelling85% of car parking provided for residents is at basement levelanfitinther 426

of car parking provided in curtilage. The provision of parking coursyindher reduce the visual impact of car
% EIJvP § [JvP @Whe&rgcurfeEeear packing is proposed it is in close proximity tmtie entrance

to dwellings and well supervised.

A further 109no. car parking spaces are provided to serve the cr@dne car parking spaces for staff and a

drop off area), the neighbourhood centre buildings and local shop.

2 2.7 household size based on Census 2016 Settlement of Tullamore
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Residential Non-residential
Basement 148
In-curtilage 278 54 (rear NC2)
On street 160 55
734 586 109

Table 2.9t Car Parking provision

Cycle parking is provided throughout the site as illustrated by architectidglw57-PA007. A total of315n0.
cycle parking spaces are provided at surface level and at basement flebwighvin apartment buildings B and
G.

2.9.9 PROVISION FOR BUS SERVICES
The Link Street that runs through the centre of the development can faeiit@ublic bus service with bus stops

provided for at the neighbourhood centre. Bus stops are also proposed on the GdnRoad.

2.3.10 CLONMINCH ROAD CYCLE SCHEME

Improvement works are proposed to Clonminch Road over a length of00rh, 4o allow for comprise
predominantly off-road cycle tracks to be incorporated onto the existingagesway. For a short 90m section
*}usz }( 8z Z 0}E[+t ol ipv 8]}vU 8Z v EIEPA S|EEEF PUASG AN SNSE v
having to share the road with vehicular traffic. The cycle schenfigllisin keeping with the National Cycle
Manual. The proposed cycle scheme will commence approximateljn&@@s south of the proposed site access
junction and continue along Clonminch Road to tie into the existing casthgeway at a location approximately

0lu SE V}ESZA 3 }( 582 Z o Jiofderttofhciljtate $j§ prdposed segregated cycle tracks

all space facilitating the existing right turn pockets have been reassignéuramuce the cycle facilities.
Vehicular traffic lanes have been designed to a standard widthroEBes in each direction. Offaly County
Council who have provided a letter of consent for the inclusioheflands required to provide the cycle

facilities.

The proposed improvement works to provide cycle tracks on CluwchriRoad are illustrated by DBFL Consulting
Engineers Drawings 180002-DBHRSRDRC-1009 to 180002-DBRBSRDRC1013.
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2.3.10 PUMPING STATION AND GROUNDWORKS

Infrastructure proposed as part of the development includes a pumgiation within the northern part of the
application site and rising main. The pumping station is reguilue to the topography of the site and will pump
foul water to the existing foul network on Clonminch Road. Thiamdre Waste Water Treatment Plant has
adequate capacity to cater for the proposed development and Irish Water isaued confirmation of feasibility
confirmed feasibility For further detail please refer to Infrastructure Design Report by DBFL @ogsul

Engineers under separate cover.

The development includes the undergrounding of ESB lines that currentrsémathe site and all associate site

development works with the provision of the development outlineda.

2.4 PHASING

It is proposed to complete the 349no. dwellings, neighbourhood usdshitdcare facility in two phases. Both

phases of development include a variety of dwellings types, inadual@rtments.

Development Residential Density Public Non- Clonminch Part V
Phase Development Open residential Cycle (proposed)
Space floor space | Scheme
Phase 1 238 | Houses 114 | 34/ha 12,076m? NC1 c.1,700m 12no. 24
(86%) 1,274m2 | Completed houses
Apartments | 124 Créche 12no.
1,299m? apartments
Phase 2 111 Houses 82 | 37/ha 4,131m? | Local Shop - 7no . 11
(14%) 56m?2 houses
Apartments | 29 NC2 4no.
1,733 m2 apartments
Total 349 Houses 196 | 35ha 16,207m?2 4,362m?2 c.1,700m 19no0. 35
cycle houses
Apartments | 153 scheme 16no.
apartments

Table 2.10Phasing

The phasing proposed splits the development with approximatedy @0the development area in Phase 1 and
30% in phase 2. Phase 1 will include the entire cycle scheme alongldheninch Road, a creche and the
pumping station and associated infrastructure for the entire develept. Phase 1 also provides the majority
of public open space which will be landscaped for use bg@haesidents and a neighbourhood centre building
to provide supporting services. As detailed above, both phaksdsvelopment include a mix of house types and
apartments Housing to the south of the link street in phase 2 reflects thiesatial development suggested by

the TTEDP and will provide a local shop and second neighbalitertre building to further support the

increase in population expected.
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[ ST AT /7 T\ ]

PHASE 2

Figure 2.20: Proposed Phasing Ptagiease refer to architect drawing no. 178A004)

In order to ensure all residents have access to public open $pandhe start of construction on site, a detailed
phasing plan is proposed for phase 1 as illustrated by figure P24 will ensure there is a mix of unit types and
public open space provided from first occupation. The propasédhe is located in construction phase 1 and

will be provided with the first 79 units constructed.

We note that the provision of the neighbourhood centre buildingsisrastricted by the provisions of the Core
Strategy and can be provided at any stage of development should theesaufficient critical mass to support

these services and facilities.

As detailed above, the site layout has been developed from arssisent of the site context having regard to
lower density residential development to the north south and easthefdevelopment site. The most suitable
location for taller buildings is towards the northern part of thephpation site at distance from existing two
storey developments and where it can assert its own character and eldfia large public park called St.
}opu [« 'E vX dZ]e o} S]}v o0} u Ele $Z }EZ}3]S] WS & A resdrRed
school site which requires a more urban form of developmene ifilcreased density will also be required to

support the extended neighbourhood services in phase 2
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Figure 2.21 (please refer to architect drawing no. 1P3¥027)

Phase 1 | Open Space | Non-Residential Unit Total Apartments Houses

A 3,911m? créche 79 21 58

B 8,165 m? NC1 159 103 56

Total 12,076 m2 238 124 114
Phase 2 | 4,131m? Local Shop & NC2 | 111 29 82

Total 16,2072 349 153 (44%) 196 (56%)

Table 2.11t Sub-phasing breakdown of residential units, public open space ambging land uses
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3.0 NATIONAL AND REGIONAL PLANNING POLICY BAOKGROUN

3.1.1 PROJECT IRELAND 2040- NATIONAL PLANNING FRAMEWORK

The application site is in Tullamore which is located within thstédtn and Midland Region. The National
Planning Framework (NPF) recognises there are significant contrasts across this R#yidistinctive areas

and associated strengths and challenges but all main towns are strategieakyg pn a national context (p.32).

RTHERN &
STERN REGION

location of Tullamore

Figure 3.1: Extract from the National Planning Framework

}E JvP 3§} §ihe Hidlahds i$ strategically importantXordering both the Northern and Western, and
Southern Regiondts central location in Ireland can be leveraged to enable signifgteategic investment to a
greater extent than at present, supported by a sustainable guattof population growth, with a focus on
strategic national employment and infrastructure developmengliy of life and a strengthening of the urban

JE ¢ }(8Z }Iuv3C 3}Ave v }3Z E (@pa@EBR2:33% 0 ¢ 350 u VSe_

Location of Future Residential Developmetitis a National Policy Objective (NPO 33)Rnoritise the provision
of new homes at locations that can support sustainable dgweént and at an appropriate scale of provision

relative to location. ~ %o X 61 X
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While population projections are not provided beyond a CountyeL@ the NPF, it is stated thatdZ & |-
need to encourage population growth in towns of all sthas are strong employment and service centres, where
%}5 v3] 0 (}JE epueS ]Jv 0o PE}IASZ AE]e3+U 0°} *u%%RESEX C u%O0}Cu v3 PE]

As detailed at Appendix 2 of the NPF, there is a high ratio of jobs to residemkers in Tullamore, reflecting

its role as an employment centre and the extent of its area of influence.

Population growth is expected in the County of Offaly with population projecti@masitained within the NPF
estimating an increase of between 7,000-8,500 persons to 2026 and a further populatioedaserof between
3,000-3,500 by 2031. This represents an increase in population of between 9-11%dnmmoorded population
in 2016to 2026.

While projections are not provided below the County level, the NPF statés ] v}S A% S §Z § o0 S§}
large or small, will each target the same level of growth2@®0 and targets set in accordance with the
Framework and the Regional Spatial and Economic Strateglds®eweviewed based on performance, by 2027.
But all towns can and must grow over this period and swifiebe identified as having capacity for higher than
A EP o0Aoe}( PEYASZ ~%X0ieX

Tullamore is the largest urban settlement in County Offaly, providing for the majority ofplayment and
sustains a large portion of the population of the entire county. The County Core &jsaturrently allocates
619 }( 3Z JHVEC[* %}% po 3]}v tB Whakiore. |t ¥ sdimitidd that it is reasonable to assume
that Tullamore has the capacity for higher than average levels of growth and will be allocated the majority of

population growth in the County.

Section 4.4 of the NPF states that planning to accommodate strategidogment growth at regional,

metropolitan and local level should include consideration of,

x Current employment location, density of workers, land-take @sdurce/infrastructure dependency,
including town centres, business parks, industrial estates and sagmifimgle enterprises.

X Locations for expansion of existing enterprises.

X Locations for new enterprises, based on the extent tolwthiey are people intensive (i.e. employees/
customers), space extensive (i.e. land), tied to resourcpendent on the availability of different types
of infrastructure (e.g. telecoms, power, water, roads, airguort etc.) or dependent on skills availability
(p-64).
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IDA Ireland won 19 projects for the Midlands, fro2010-2014. Multinationals located in Tullamore include
Covidien (medical devices), Sennheiser Ireland (Sound Systems and Centre of Excellence $ic Acou
Transducer Technology), Isotron Ireland (ETO sterilisation), Integra LifeSciences (surgioanints) and
GeneMedix (biogeneric pharmaceutical products). The Midlands Regional Hospital is locaiedlamoreand
currently operates with 195 inpatienbeds with in addition to an extension to services recently permitted
under P.A. Ref. 19-616 including a new 6-bed acute assessment unit. The presencéiokfital in Tullamore

has attracted medical companies to Tullamore such as Midland Bandages and Zatogeiher with

associated spin off jobs.

It is a priority of the Tullamore Town and Environs Development Plan 2010-2016 (as \atkdxtended) to

develop an enterprise node within the Southern Environs to the immediate veéshe application site. The

TTEDP was varied in 20125} 00}A (}JE& P v E 0 Jv UeSE] o pe ESE]}V A Z ]} E }ve
Business/Employment land use zoning and in particular to allowdbnse in the Southern Environs Masterplan

area_ ~% X1 s E] §]}v E}XT } pu v8eX dZ ~}u3Z Ev VA]JE}ve D % E&G(V 0 Vv
this Variation to increase the Business/Employment lands by 10.5hectares to a total of 105heciHnese is

clear direction in the promotion of the Southern Environs for future employment uses in dineotimity to

the application site.Tullamore is clearly a centre capable of growth in line with NPF objectives.

A vl B s =
“ i Yord %‘ — ‘L'?hr"")‘»
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Figure 3.2: Location of lands zoned Business/Employment in proximity to thieadjgm site based on the Tullamore Town

and Environs Development Plan 2010 (as varied and extended) shown in purple

3 Winning: Foreign Direct Investment 202619 t IDA Ireland
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3.1.2 REGIONAL SPATIAL AND ECONOMIC STRATEGY

Tullamore is recognised by the Regional Spatial and Economic Strategya@RSEE) Town within the Gateway
Region. The RSES describes a Key Towtarge towns which are economically active towns that provide
employment for their surrounding areas. They have high-yuaitansport links and the capacity to act as

E P]}vo E]A E+ 38} }u%o u vs 3Z ZpBdJv o 'E}ASZ VEE - _
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Figure 3.3: RSES Settlement Strategy with Tullamore highlighted

The RSES recognises that Tullamore is a town that provides funatiamauch higher level than its residential
population would suggest anid a key employment and service centre for its extensive hinterlar87)(pit is a
Z P]}v o W}o] C K i 3]A KeWkwidsxshalt astzasseconomic drivers and provide fiegic

employment locations to improve their economic base by incredisentatio of jobs to workers

The importance of Tullamore is recognised in the Regional Plannjegt®é (RPO 4.69) t0 * 1 %0 %0 } ES S Z
Tullamore as a major employment centre with key assets btsrexisting positive jobs to resident employee
ratio, excellent quality of life and future strategic dephent sites, with support for the provision of enabling

and facilitative infrastructural development to complement this role
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According to the RSES, as a Gateway Region Key Town, Tullamore patenkial to accommodate above
average growth (pg.78), facilitated by its location on a high qualibfiptransport corridor connecting it to the
Regional Growth Centre of Athlone, and aligned with requisite invest in services, amenities and sustainable
transport (para. 4.6:65). In terms of service provision, Tullamoreaisegl at Level 2 of the Retail Hierarchy

together with Athlone and Mullingar in Westmeath.

In relation to Residential Development, the RSES supports the prowisiausing in Tullamore for a range of

housing types, tenures and densities which are well designed with integrated mrfeastructure, active travel

links and renewable energy options (p.82) } & ]JvP S} FHe proVisidd of housing at the right locations

Aloo %0 C (uv u v3 o E}o ]Jv 87 o}Ar Evidg E}viiuysUoerp ¢ }(pg&2).» 330 u v§

The proposed development is fully in keeping with the vision for Tullamore as contaméte RSES. The range
of house types proposed, improvements to green infrastructure including the provisiooycle tracks into
Tullamore town centre and efficient use of zoned serviceable lands, will support the future giavthis key

town at a location designated for employment growth.

dz z~ "N e« e 8} %]S o]+ dceeskibiity’as hdeynode between the M4/6 and M7 motorways
It is the intention of the RSES to improve the capacity and joutimegs on the N80, N52/N62 National
secondary routes and the R420 to the M7 and the R402 to thedWhable greater intra-regional connectivity
and improve the cohesiveness of the Midland aréde&Zz Z”~ ~ o-+} #h& B4230JTullamore to Monasterevin
and R402 Edenderry to Enfield roads perform functions akilNational Secondary Routes, supporting
dpoo U}E [« o]vl P « 8} }8Z E < C d}AVA3SZy SEEZ RN]}¥EDO}E} v SZ « +Z}po

considered for upgraded status in the future

The RSES supports the appraisal and or delivery of the N52 Tullamore to Kilbeggan road @sjdetailed at
Table 8.4 of the Strategy. According to Transport Infrastructure Ireland, the N52 Tullamore Kéipelggk has
completed the Project Appraisal Plan phase and a route has been selected together and a preliminagg,des
EIA and CPO completed. This serves to demonstrate the further investment and improved coityeotiv

Tullamore as a Key Town in the Region.

According to the RSES, an upgrade to the wastewater network is requissthbide the future development of
the town. Irish Water have completed a Drainage Area Plan of the town, wiilidbe used to inform proposals

into the future (p.83).

In preparation for this SHD application, DBFL Consulting Engineers have consulteltightiVater and Offaly
County Councillrish Water have issued Confirmation of Feasibility for the proposed develogmneamd
confirmed there is sufficient capacity available at the Tullamore Wastewater Treatment Piafacilitate the
proposed development. Irish Water confirm that the Southern Interceptor Sewer (SIS) wildenduring
wastewater solution for the application site but have accepted that interim works ouwtlihin the confirmation

of feasibility would enable the proposed development to proceed in the short term. QheeSIS project is
completed the long term wastewater connection for the development can be completed to an agreed location
on the SIS.
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3.1.3 REBUILDING IRELAND AND SUSTAINABLE URBAN HOUSING

Rebuilding Ireland Action Plan for Housing and Homelessness was launched in 201#heviaim of doubling
the annual level of housing output to 25,000 homes per annum owepé#riod of 2017-2021. The achievement
}(83Z Wo v[e }E }i 8]A e+ (00° pv E (]JA 0%MhaoVv& (X007 p% EEBN oo E dZC
DIE ,}u o[ AJ3Z 3Z | C /v &E]A EB)Z JusS%ous }( %o E]JA § Zayeffordab} u 3§ u v
%o (E ] Unfordunately CSO figures are not available at a settlement lawefigures for Offaly Council County
Area show new completions since the Action Plan was launched in 202Da6damount t&669 units. It is clear
that the level of completions has not provided for the projected hingsieeds of the County. It also needs to
}EvV ]Jv u]lv 8Z 8§ 8Z }lu%o S]}v IRpE}ue]vy opw $Z}v } v}S P v CE ooC }u ]

market when first completed.

Dwelling Completions
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Figure 3.4: Completed Dwellings in County @f24117Q12021 (CS0)

3.1.4 HOUSING FOR ALA NEW HOUSING PLAN FOR IRELAND

A new National Plan addressing housing supply has recently &geched for the period 2021-2030. According
to Housing for Allt A New Housing Plan for Irelap(021), Ireland needs an average of 33,000 homes
constructed per annum until 2030 to meet targets set out for additional hoalsishas outlined in the National

Planning Framework up from approximately 20,000 homes a year

ANv & <]vP E A ,Jue]VP "pu%%0C_ ]* }v }(QIBLE WhoSZ A}C+2Z] ASIQHderr i 3]A X
this pathway, new arrangements will be introduced for Large-Scalel&®dial Developments (LSRD) that will

replace the current Strategic Housing Development (SHD) arrangements.

The proposed development will contribute to the increased supply required to meetdraand for housing

in a key town including the provision of social/affordable housing.
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4.0 LOCAL DEVELOPMENT PLAN POLICY

The statutory Development Plan affecting the application site is tHimore Town & Environs Development
Plan 2010-2016 (as varied and extended). The policies of the Offlayty Development Plan (OCDP) 2014-2020
are also relevant.
The following sections of this Statement demonstrate how the peggl development is in keeping with the
policies of the above Local Plans. For ease of referenceigsoliom each Plan are individually referenced as
follows:

f Offaly County Development Plan 2014 (as varied)- (OCDP 2014)

f Tullamore Town & Environs Development Plan 2010 (as varied and exten(ietitDP 2010)

The Offaly County Development Plan is currently under review. Tlite@ffaly County Development Plan 2021
was placed on display from the 2f July 2020 to the of October 2020 and material alterations were on

display until the 18 of July.

4.1 THE PROPOSED DEVELOPMENT AND CONSISTENCY QDFFALMHEOUNTY
DEVELOPMENT PLAN 2014-2020 (AS VARIED)

4.1.1 CORE STRATEGY AND SETTLEMENT HIERARCHY

The Core Strategy as contained in the Offaly County Development Plar2@Ra4OCDP) provides the direction
for new development within the County for the period 2014-2020. The Gtragegy ensures consistency with

higher level plans by focusing on the following three main areas-

1. Settlement Hierarchy
2. Population Targets

3. Future Housing Land Requirements
The main principles of the settlement strategy for County Offaly are svie

X To stimulate population growth in Tullamore in accordamgth its identified role as part of the
Midlands Linked Gateway so that it can form part of the driedevelopment for the region as
envisaged in the National Spatial Strategy (NSS) and MRPGs (2010).

X To conserve, enhance and strengthen the town and village structthimwhie county.

x d} Jv(}Eu J*]}ve }v 8Z u v P u vs3 }VPE}ESA % BSITEFZ }uvsSCle » 30
hierarchy (para. 1.5:11)
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Since the adoption of the OCDP, the Regional Spatial and Economic Strategy (2019)a@rp&chd the
Midlands Regional Guidelines. The terminology and settlement higrareéd in the OCDP differs from the new
Regional Guidelines, with Tullamore categorised as a Linked Gatewayirtotlva OCDP while in the new
Regional Guidelines Tullamore, it is identified as a Key Towat kmains unchanged is that Tullamore is a
settlement targeted for growth and important to the success of the &ediullamore remains the largest urban

settlementinK(( oC[e * 350 u vandils Rey@EovihGStatus is no longer linked to any other urban area.

Table 1.1 of the Plan describélsi o 0 u } E Linked Gateway Town- v §](] « Z E]JA &V (}E E P]}v
the Linked Gateway is the focus for the bulk of target population for theg2019-1i 11 _(Pg.13).

®
Offaly County Development Plan 2014-2020 e Strategy M Mullingar

N

Athlone .

R w-«w«".,' o " K { © Midlands Gateway Town Motorway
(" ocine »
[ /"/ [H] Key Service Town National Secondary Roads
- ’//—/ W Service Town Regional Roads
i \& @® Local Service Town Slieve Bloom Mountains
. ?
R N g ® Village ' River Shannon
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3 > Midlands Linked Gateway Pressure Areas

B RN 3 .:' Rail Routes

Figure 4.1: Core Strategy Map (Extract from OCDP 2024}

TZ Zo]vl P § A C[replaced inthe RSES adopted in June 20dith Tullamorenow categorsedas
a Key Towrand identified as a Regional Growth Centre within the Gateway Region. It is acknowledgatd th
there is an inter-relationship between theowns of Athlone and Mullingar and the RSES supports improved

connections between them (RSES, p.57).

As the only Key Town identified in the County of Offaly, it is likely thatlamore will attract a significant
proportion of population growth during the new Regional Plan period as highlightadSection 31.2 of this

statement.
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Table 1.3 of the OCDP states that within the Plan period 2014-2020, the populafiotiarhore is expected to
grow by 5,570. Based on an average household size of 2.9, thjadted to 1,921 units by the County Plan
Using an average residential density of 35 units per hectareQ®P states that 82 hectares of residential
zoned land is required including an allowance of 50% headroatrie TL..5 confirms that Tullamore has been
allocated the largest projected population growth in the Core Strategy in dodeuild an appropriate critical
mass to enable a range of services and facilities to serve Couiaty &fd the Midlands Region. It is the policy

of the OCDP (SSP-01) to prioritise the development of Tullamore.

According to the OCDP, in addition to the Core Strategy Table and Land Usg EenPlanning Authority will
have regard to extant permissions and development completed to datdetermining the suitability of
residential applications on appropriately zoned lands as well apthtential for the development to result in

adverse environmental effects including likely significant effects to Europiéesi(Para. 1.15.2).

Planning Permission Granted County Offaly
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200
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50 OneOff

o o0 Ao 0 NN Ml BHe Mem ome D maps

020 2020 2020
2014 2015 2016 2017 2018 20192Ql Q2 Q3

Multi 9 6 7 141 269 274 68 10 4
OneOff 73 69 78 105 133 154 19 28 35
m Apts 2 6 1 45 28 13 28 12 1

Figure 42: Offaly Residential Dwellings Granted Planning Permission basesdaia

The above chart represents the number of units for which pilag permission was granted in County Offaly
since the OCDP adoption in 2014 based on data from the Central Stafiffices. Unfortunately data is not
available for Tullamore. However, this data clearly demonstratas hletween 2014 and Q20201,618 units
were granted planning permission in the entire County which is tleas the requirement identified for

Tullamore alone. When one-off houses are excluded thisdi dropgo 830 multi-unit houses and apartments.

While it is acknowledged that the application site falls within the area subjeéctthe Tullamore Town &
Environs Plan 2010-2016 (as varied and extended), the Offlay County Development Plan 2014 {P@2Xtvisr-
arching strategic framework for the County up to 2020 and provides a more up to date assessph¢he
future population growth and allocation of population within the settlement hierarchy of the Countihe
population allocation to Tullamore by the OCDP is proportionate to its positiorttes largest town in the

Settlement Hierarchy for County Offaly.
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The proposed development complies with the core strategy household allocations includibe isettlement
plan of the Offaly County Plan by providing residential accommodation on appropriately zoned lamds i
Tullamore. The application site development area represents 14% of the 82ha identified asredqio

facilitate growth in Tullamore.

4.1.2 RESIDENTIAL DEVELOPMENT
It is recognised that Offaly, with 40% of its population livindigpersed rural areas, represerdassignificant

challenge to integrated land use planning (para. 4.4:78).

Planning Permission Granted for Multi Unit and
One off Houses
300

250
200
150
100

50

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 20ZWRO 2020
Q1 Q2 Q3

Multi OneOff

Figure 43: Comparison between multi-unit and one-off housing granted planning sion in Offaly based on CSO data

As illustrated by the above chart, the high proportion of onekaffises granted planning permission remains
the case in County Offaly with the number of one-off houses graptadning permission exceeding multi-unit
housing developments in 2014, 2015 and 2016 and returning again in Q2 2020. iffilmmaked a change in
development permitted, one-off houses still represedt43% of all houses permitted that yeaWhen
completion figures are examined for the County, one-off howes exceed the completion rates of multi-unit

developments as illustrated by Figure 4.4.

It is submitted the proposed development within the settlemidoundary of Tullamore that is guided by a
Masterplan on zoned and serviceable lands is a more sustainable fatavefopment and will help counteract

the dispersed pattern of development in the County to date.

Stephen Ward Town Planning and Development Consultants Limited 46



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

New Dwelling Completions

Offaly County Council
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Figure 4.4: Dwellings completions County Offaly (Source: cso.ie)
The proposed development accords with the following Settlement Strategy Polidties ©CDP-

SSPRO3 It is Council policy that future residential developmenppsals shall be located in accordance with the
provisions of the settlement hierarchy set out in the Core Styatagd at a scale appropriate to the levels

identified in the Core Strategy Table and the accompanying land useyzoaps.

The proposed development is located in the Key Town of Tullamore. Given the lepadjetted housing need
in Tullamore under the Core Strategy as outlined in the OCDP, it is submitgtbvision of 359n0. units is
in keeping with SSP-03.

Site identification should incorporate the following characteristics:

{ Develop sequentially from the centre of existing settlemantbmaintain the existing pattern and

character of settlements and;

The application site is contiguous to existing residential development and employment a@#se south of

Tullamore and within the settlement boundary.
{ Make efficient use of existing and proposed infrastructure and;
The proposed residential density of 35 dwellings per hectare makes efficient use of zemédesable lands.

{ Integrate with the existing transport network to help reduce tbnerall need to travel and

encourage the use of alternatives to the car.

As part of the proposed development, a cycle scheme from the application site northrdsvaullamore Town
Centre is included and to be completed in Phase 1. This key linkage will improve actkestdsting transport
network including Tullamore train station. In addition, the provision of local neighbousdoservices ad

childcare within walking distance of the dwellings proposed and DMURS compliant layoutengdourage

residents to opt for more sustainable modes of transport and avoids the use of the private car for shust tri
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{ Respect environmental and landscape elements such as dasigrsites, watercourses,
hedgerows, treelines and stonewalls.
It is evident from the Development Plan, the Southern Environs Masterplan atagethe Nodal Masterplan
and supporting environmental studies that this area of Tullamore is the least envitentally constrained
area. The screening report for appropriate assessment that accompanies this request hafifietbra
hydrological pathway to the Charleville SAC and a Natura Impact Statement will accomganfull planning
application. A tree and hedgerow study informed the proposed development and wider Nodal Mplste

area. A development impact plan is submitted by Park Hood with this request (6473-L-302).

SSP04: It is Council policy to encourage the provision of lujgality residential design and layout in all
settlemens @& =« v JE v A]8Z §Z ~pe3 ]Jv ou ZSe]JvVvBIEo v A}%f Vv
}u% vCl]vP Zh® v <+]Pv D vu o[U % pu 0]Z C } ,>'U 11iiéexX

The proposed development is fully compliance with the above Guidelines. Sectioh this Statement
demonstrates how the proposed development complies with the 12 criteria of the Urbasigh Manual in
detail. The development has been designed by an award winning firm of experienced architgtttsinputs

from other competent experts.

SSR)7 It is Council policy to require applicants proposing lagdesresidential development i.e. over 50
residential units to provide a statement to assist the Planning kitthin assessing the sustainability of the
proposal in the context of integratingdd-use with sustainable transport and avoiding deteriorationthe

natural environment. The statement must address the following:

{ Assessment of proximity and access to existing public teanspnnections and safe routes for

walking and cycling to access such connections and other loeatities.

The application site is connected to the town centre and train station by an existing bus service that currently
stops to the north at Clonminch Wood. There is full footpath connectivity to tbevn centre from the
application site and the proposed cycle tracks will improve accessibility for aldesds of Clonminch Road.

The proposed neighbourhood centre provides local services and amenities within walking distance.
{ Integration of cycling and public transport.

The proposed site layout is DMURS compliant with priority given to pedestrians anisty/throughout the
development and allows for onward connection through adjacent lands in keeping withNloelal Masterplan
for the Eastern Node. The improvement works proposed on the Clonminch Road will encocyalijeg as a
realistic mode of transport for journeys to work and school. The critical mass provided by nihe
neighbourhood will enable the extension of existing local bus services. Thelajteut has been designed

within this in mind.
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{ How the proposed development promotes new residential mnixed-use development to take
place on brownfield/existing sites to consolidate urban groartt enable organic development of

urban areas from the centre out.

The application site is contiguous to the existing urban area of Tullamore and within thenddfsettlement
boundaries The development proposed provides the necessary infrastructure to develop the Eastern Node
which has long been identified as a growth area within Tullamore. The Nodal Magdterphat accompanies
this application will ensure development is phased with necessary neighbourhood centre anaisiEudities

provided for future need.

{ Ensures a general minimum housing density as advocatéri@ore Strategy for urban areas of
suitable size and population and higher densities whaeal lcircumstances warrant, particularly

in high capacity public transport corridors.

The development proposed results in a residential density of 35 units per hectaiehwb recognised as an
efficient use of zoned larfdand is compliant with the residential density set by the OCDP for Tullamore in its

Core Strategy.

{ Addresses the specification of a maximum permitted lehadoparking for commercial sites, which

have suitable public transport facilities and are within walkingliog distance to amenities.

A full analysis of car parking is provided in the Traffic and Transport AssessmdbBBYy. Consulting Engineers
that accompanies this application under separate cover. The development proposed $eddeance the car
parking requirements of the TTEDP and OCDP with the promotion of more sustainable mbttassport and
the potential dominance of car parking. Car parking for apartments follows the recommendatwo#ained

in the Sustainable Urban Housing: Design Standards for New Apartma@2d.

{ The provision of a viable travel plans for larger developments.

The neighbourhood centre provides an opportunity to have a community noticeboard where infoomain
bus and train services can be displayed. The TTA prepared by DBFL contains details dtigiu#om strategy
to off-set the additional local demand that the proposed development could generate.dtsse submitted that
the provision of neighbourhood facilities within walking distance of dwellings pospd will negate the need

for short journeys by car for topp shopping or local needs.

4 para. 5.11, Sustainable Residential Development in Urban Areas (2009)
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{ Incorporation of ways in which the development encouragsewitch to more sustainable modes

of travel.

The proposed development is DMURS compliant. This means that the pedestrian and ayelggten priority
over the private car. Cycle ways are provided within the development and connections are pobfadento
existing residential development to create permeability. The provision of segregated cycle trauios
Tullamore Town Centrés keyto encouraging a switch to cycling as a realistic mode of transport to work and

school.

The application site is part of a wider masterplan area for which a Masterplan documexst lheen prepared
to ensure connectivity extends to lands beyond the application site and outside @fatpplicants ownership.
In time this area will have the critical mass required to be served by public transport suaxtasnding the

existing bus route serving the Clonminch Road. The link street is suitable for buses.

{ Provision of landscape treatment plan addressing protectimh @romotion of existing flora and
fauna including hedgerows, native species, planting and gate leisure/ recreation amenity

areas for the community.

Park Hood Landscape Architects have prepared a detailed landscape Masterplan for the applicatian site
conjuncton and retains existing trees and hedgerows where possible. Planting proposed is pollinator friendly

and uses native species.

4.1.3 ECONOMIC POLICIES
The Council recognises the potential for economic growth and succ#ss @ounty and states that Tullamore
will account for a very significant portion of economic and employment grajptirta. 2.5.1). The following

policies of the OCDP are relevant to Tullamore in particular-

EntO01: " Yo seek to reserve lands within Tullamore which will makeipions for potential national ant

regionally significant activates and to attract specialist lasgale enterprise development within the Cour

EntPO2: It is Council policy to co-operate with local, regiomal aational enterprise authorities, most notak
the IDA and Enterprise Ireland, in the attraction of investmetd the county, including both overse:

investment and local investment and the provision of employment / priserwithin Offaly.

EntPO3: It is Council policy to strengthen and channel developrimto Tullamore the primary driver fc
economic development within the county, a role identified as parteoMidlands Linked Gateway as set ¢

in the National Spatial Strategy and the Midland Regional Ban@uidelines. The Council will explore ¢
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support opportunities for a coordinated approach to ecommdevelopment across the three linked gatew

settlements.

The promotionof growth in the enterprise sector in Offaly will create a draw to the County and is projetted
increase the population of Tullamore as a primary driver. In order to support continuembnomic

development, residential development must be provided for existing and future employees.
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Figure 4.5: Location of lands zoned Business/Employment in proximity to thieatpph site based on the Tullamore Town

and Environs Development Plan 2010 (as varied and extended) indicated in purple

4.1.4 COMMUNITY INFRASTRUCTURE
Childcarelt is Council policy to encourage the provision of childcaretfasitas an integral part of proposals for
new residential developments (CSDB)X dZ Wo vv]vP u3Z}E]SC Aloo Z A & P E

Facilities Guidelines for Planning Authorities, 2001 in relation to the provisicmildcare facilities.

§) 82

The proposed development includes a childcare facility that has been designed to foat&00no. children in

keeping with the Guidance contained in the Childcare Facilitates Guidelines.
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School Capacity Assessmetiitis Council policy to ensure that no significant residential developsmoceed
without an assessment of existing school capacity or the provisioewfschools facilities in tandem with the
development (CSQRG).

A School demand and concentration report has been prepared by Stephen Wavd Planning and
Development Consultants and is submitted under separate covés réjport concludes that taking into account
the predicted potential demand for school places generated by ttepg@sed development, existing school
enrolments, expansion plans approved to existing schools togetitartiie predicted decline in enrolments,

there is sufficient capacity in Tullamore to absorb the potential need.

The application site forms part of a wider masterplan area called the Eastern Node. Witid@rEastern Node
there are lands identified for the future provision of a primary school. Following congidta with the

Department of Education and Skills during the preparation of the Nodal Masterplan for tstéfn Node, the
Department states that this school is not currently required but recommends the contimesérvation of a

school site for the wider area in the future.

4.1.5NATURAL HERITAGE
dZ (}00}AJVP % E]V ]%0 » Pu]l] 3Z }uv Jo[**ANE]S P %}0] ]+ v } i

{ To avoid damage or loss of natural heritage.

{ Tomitigate the effects of harm where it cannot be avoided.

{ To promote appropriate enhancement of natural heritage as an integral part of@arglapment
{ To promote a reasonable balance between conservation measures and developm@asiires in
the interests of promoting the orderly and sustainable development of Offaly.

{ To promote bio-diversity (para. 7.2.1).

Appropriate AssessmentPolicy Objectives NHP-01, NHP-02 and RHBf the County Plan relate to the
protection of the Natura 2000 network and the screening for appropriate asssssoh any plan or project not
directly connected with or necessary to the management of the site buylieehave a significant effect on a
European site(s), either individually or in combination with otidans or proj U ]Jv A] A }( 3§z
conservation objectives in accordance with the Department of Environniégrifage and Local Government

Appropriate Assessment of Plans and Projects in Irela@didance for Planning Authorities, 2009.

The application site is not within or adjacent to a special protection area atmydrological pathway has been
identified linking the application site to Charleville Wood SAC (0005This application is accompanied by a
Natura Impact Statement in order to assist An Bord Pleanala in carrying out an apatgpassessment. The
NIS provides an examination, analysis and evaluation of the likely impacts from the projeth, individually
and in combination with other plans and projects, in view of best scientific knowledgd aonservation
objectives of the European Site concerned. It is submitted that on the basis of the informptiovided it can
be concluded that the proposed development will not result in significant adverse edfezthe integrity and

conservation status of any European site and there is no reasonable scientific doubt as to that simmclu
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Biodiversity. It is the policy of the Council-

X To pe Vv 3]A % ]+ AZ E A E %}*e] 0 JVKEZOC}uvEESJv puv]yd[s }Av
landscaping work and on Council propefiyHP20).
x Todiscourage the felling of mature trees to facilitate development anelicourage tree surgery rather

than felling where necessaNHP21).

The application site and wider Nodal Masterplan area has been designed by qualified expetrienced
landscape architects Park Hood. Planting proposed is both native and pollinator friendly andctsfthe

recommendations of Table 14.1 of the TTEDP.

As part of the baseline, a tree survey was undertaken. No trees of exceptional quality were discovered with
most being of poor quality. Notwithstanding this finding and also noting the Develaprh Plan does not
identify any trees or hedgerows of merit, the opportunity has been taken to incorporatene trees and
segments of hedgerow. A Development Impact Plan is provided to illustrate how the dewatnt affects

existing vegetation (Park Hood Drawing 6473-L-302

4.1.6 TRANSPORT SERVICES AND INFRASTRUCTURE

It is recognised that Offaly, with 40% of its population livinglispersed rural areas, represents a significant

challenge to the provision of public transport as it drives the necegsitgrivate car use (p.19).
In order to promote sustainable transport to reduce levels of car ddpany the OCDP promotes
{Higher densities at appropriate locations.
{ D]A&]vFRisesv
{ <*]PV]VvP (}E& }u% &8 ¢ 850 u vsS (}&u- v
{ }v VSE S]VP %% E}% E] $ A 0}%u v3 }v SRaras&%B}ES }EE] }E+ v o]

The proposed development offers a compgaefficient and mixed use development on a zoned site contiguous
to the settlement of Tullamore. The cycle tracks to be provided offer significant planning gad will assist

in the move away from car dependency. Provision is made for future bus services to access thepdeet.

Itis a Policy of the TTEDFS} }vS]vp 3Z % EIPE uu }( Ju% E}A u VEZEIWRZGSZEIZC o
town and to further develop/extend the network of interlinkestipstrian/cycle routes throughout the town and

environs.

The proposed cycle scheme will greatly assist in the achievement of this policy objective.
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Figure 4.6: Public Transport Connections
~— Local Bus Route 83®
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There is an existing bus stop at Clonminch Wood c.280metres from the site entr@mate 835) which

provides a local service to the town centre, train station, Tullamore Hospitadl Retail Park to the east. As

detailed in the Traffic and Transport Assessment by DBFL under separate coeggldibiom coaches currently

operate a bus service seven times a day in both directions along Clonminch Regrfof the Oaklee Part 8

development adjacent to the application site, agreement has been made to service a newgtops This stop

is provided as part of the proposed SHD allowing this servicegdmade available immediately on completion

of the proposed works. The train service in Tullamore provides eight services towards @ame 12no to

Athlone daily with 15n0. daily services towards Dublin (Monday to Fridéyurther analysis of the public
transport network is provided in the TTA by DBFL Consulting Engineers under separate cover.
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The proposed development will assist in the achievement of tHeviiiig policy objectives-

STARO4 It is Council policy to promote more compact developmerhd that reduce overall demand for
transport and transport infrastructure and support proposthlat encourage modal shift towards sustainable

travel modes.

STAPL1 It is Council policy to co-operate with and encourageréar Eireann to secure the upgrading of the

existing rail linkages between Athlone, Tullamore and Portarlington.

In order to support and further expand the public transport network in Tullamore it is necessary {d biitical
mass. The provision of 349no. dwellings and potentially 942no. residents wipstt the development of

public transport in Tullamore.

STAPR211t is Council policy to ensure that developments which Hev@otential to generate significant traffic
movement as a result of the use proposed are subject Toa#fic Impact Assessment. The Council may also

require the provision of Road Safety Audits in the case of major road works.

According to the Traffic and Transport Assessment Guidelines (2014), the thresholdafific kssessmento

be prepared for a residential development is 200 units (Table 2.1). The proposed development con8§ié$s of
no. dwellings and so a Traffic and Transport Assessment has been prepared by DBFL Coasgtiregers and

is available under separate cover. This assessment concludes the proposed developmentfeailitaged via
the proposed signal controlled junction that also allows for a fourth arm to be added in theriito serve the

Enterprise Node to the west of Clonminch Road.

The OCDP explains that on publication of the Design Manual for Urbas Rod Streets in March 2013, the
Design Manual for Roads and Bridges should no longer be applied do whds and streets other than in

exceptional circumstances (para. 8.16.5:220).

The proposed development has been designed in accordance with the DMURS in relatioa design and
configuration of streets within the proposed development and wider Eastern Node. It is n@ised that the
design principles promoted by DMURS improve street design for pedestrians and cyclist and therebyt@romo
more sustainable modes of transport. Please find DMURS Compliance Statement by D&&tlseparate

cover.
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4.2 THE PROPOSED DEVELOPMENT AND CONSISTENCMEWIUHLAMORE TOWN £ND
ENVIRONS DEVELOPMENT PLAN 2010-2016 (AS VARIEOTENDED)

This Section provides extracts of relevant policies from thié&afore Town and Environs Development Plan
20102016 (as varied and extended) (TTEDP)

4.2.1 LAND USE ZONING OBJECTIVE
Land Use ZoningJnder the TTEDP the majority of the application site is zoRegidentia] A]$Z $Zn &
which the neighbourhood centre buildings are located zomeighbourhood CentrgThe site is also identified

as a Masterplan area.

In accordance with Table 15.1, Apartments, Bring Banks, Childcare Facilities, Cultu€draseinity Facility,
Dentist Surgery/Doctor Surgery, Education (School) Halting sites, Holislagsh Open space/Playground
(outdoor), Residential and Retiremed@t}u 1AJoo P & o0 permit@d[pMHands adhed Residential.

Table 15.1 lists Advertising, Bring banks, Car Park, Childcare Facilities, ComrRanitiy

(Hall/Centre/Recreation), Craft Industry, Dentist/Doctor Surgery, Drive-through mastuHairdressing Salon,

Health Centre/Clinic, Library, Licensed premises (public housei, space/playground (outdoor), Place of

Worship, Recreational facility/sports club, Restaurant/café, Shop (Largadimglsupermarket), Shop (local),

Take-away and Veterinary surgery Z v } (E ypeonitied [ Dn lands zoned Neighbourhood Centre. Apartments
v Z ] v§] ooV pne e E o0]°8 e Z}% v (}E& }ve] & S]}v]

All proposed uses comply with the zoning matrix.

TOWN CENTRE COMMERCIAL

PUBLIC/COMMUNITY/

EDUCATIONAL INDUSTRIAL

BUSINESS/EMPLOYMENT RESIDENTIAL

MIXED USE

OPEN SPACE

TOWN CENTRE
BOUNDARY

[ ]
[]
[ ]
]
FEE

[ROON

NEIGHBOURHOOD CENTRE

MASTERPLAN AREAS
(REFER TO CHAPTER 5)

@ PROPOSED WESTERN BY-PASS (INDICATIVE ROUTE)

LINKAGES TO ROAD NETWORK (INDICATIVE ONLY)
emme— BY PASS (CONSTRUCTED)
(OO0 STRATEGIC DISTRIBUTOR NETWORK AND LINKAGES
. PROPOSED ROUNDABOUTS
em— TULLAMORE TOWN BOUNDARY

wwwee®e TULLAMORE ENVIRONS BOUNDARY

=== Approximate Net
Development Area Boundary

ning (Tullamore Town & Environs Development Plan 2019s28&6r(ded))

)

Fgure 4.7: Land Use Zo

Stephen Ward Town Planning and Development Consultants Limited 56



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

Part of the application sitte £3 v ¢ Jv3} o v » I}v  ZK% Vv "% [ ThewBe &fZhesElgmd C o]v X
for utilities, the vast majority of which are underground is not coestd a material contravention of the zoning

objective. We note the opinion of the Inspector in case 8BP83220 for the previously applied for SHD on the

same application site involving the same infrastructure proposal statesA}po v}8 E P E 35Z]s *% 3 }
developm vs « pv %S 0 ]V %o E]V %0 }EV]Y¥(uSE EJVveVvBVISE AANHHa. 32 %o v_

12.1.5). The Board in their Direction found there to be no material contravention afeélielopment plan.

4.2.2 MASTERPLANS

Chapter 5 of the TTEDP details the identified masterplan lands lemituk. There are four areas for which
Masterplans have been preparedhese higher level Masterplans provide an Urban Design Strategy and
Indicative Built Form for each identified area. Each Masterplan area is fstibedivided into nodes. Within the
Southern Environs Masterplan there are four nodes. The application site is lonatexlEastern Node. It is the
policy of the Council that a detailed Masterplan be prepared for eafctihe nodes in consultation with the
Planning Authority prior to the submission of a planning applicatioritfe development of that node (para.
5.4.3:15).

A Nodal Masterpla was prepared by the applicant for the Eastern Node as part of the planning application
submitted under ABP-307832-20. The content of this nodal masterplan provided sege&rate cover remains
largely the same. The key alteratiomasbeen to reflectthe realignment of the link street through the eastern
node in response to the decision of An Bord Pleanéla and submission made by the NTAaEliegpprovided

for the Eastern Node has also been amended to better reflect the sequence outlined irteZfapf the TTEDP.

The Nodal Masterplan submitted as part of this planning application has been prepa®dequired by the
policies and objectives of the Tullamore Town and Environs Development Plan 2010-201r{ed and
extended) to assist the future development of the Eastern Node in a comprehensive manoeter to achieve
the objectives of the TTEDP. The TTEDP was subject to a Strategic Environmentanfsdeand an
Appropriate Assessment screening was undertaken. The Nodal Masterplan has beed bashe policies and
objectives of the TTEDP including the zoning objectives as illustrated by tHanmfade Town and Environs

Landuse Zoning map and does not seek to determine the spatial development of these lands.
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Tullamore
Southern Environs

Figure 4.8: Extract from the Tullamore Town and Environs Development Pla2@0a.®Adopted Variation No. 1
(2012) Southern Environs Masterplan Area (p.5)

Specific Objectivesd o AXA }( $Z dd W o0]e8e 3Z Zdpoo u}E "}jus¥Z @&v3iR i 3]A .
following policies affect the Eastern Node in which the appbeesite is located and were taken into account in

the preparation of the Nodal Masterplan and brought through to the proposscetbpment where relevant.

X ENL1. Seamlessly integrate into adjacent mature residential areas.
The proposed development provides for future pedestrian connections into adjacent residential areas.

x EN2. Provide surface water areas as amenity features which can operateaae suater attenuation
(SUDS) systems. The location and construction phasing offesattines shall be agreed with the

Planning Authority prior to the commencement of development withimribde.

SUDS proposed as part of the development include surface attenuation areashwiiaive been fully integrated

into the landscape design proposed by Park Hood.
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Figure 4.9: Extract from landscape section drawing illustrating attenuation area

X ENS3. Encourage the provision of a potential bus route ectimy peripheral environs areas as well as

serving neighbourhood centres and business park users.

The proposed development includes the provision of two bus stops on ClatmiRoad. The link street is
suitable for regular bus services in the future. The link street provides direct access tobwmigihood

centre buildings and in time the school site.

x EN4. Provide a neighbourhood centre to service new residerntgsimode. The provision of this
neighbourhood centre shall occur concurrent with thevjgion of residential development within this

node.

A local shop is provided at ground floor level in blockaird two neighbourhood centre buildings are
located on lands identified for Neighbourhood Centre in the Development plan and nodal masterpl
These buildings mark the entrance into the core of the Eastern Node. NC1 is located in propusss 1
and NC2 in proposed phase 2.

x ENS. Provide a primary level school to service new residehts mode. The development of the primary
school shall occur concurrently with the provisioresfdential development with this node. In addition,
as part of the preparation of a more detailed masterplanthis node, it must be demonstrated that
consultation has taken place with the Department of Educatiaelation to the provision of schools in

this node.

A school site has been reserved within the Eastern Node for the provision ofraapyi school. The
Department of Education was consulted when the nodal masterplan was prepared. It has bessssad
that the demand for school places as a result of the proposed development can be catered for by existing

schools in Tullamore
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x ENG6. No building shall be occupied within this node poitine provision of water, foul sewerage and

surface water infrastructure to the satisfaction of the Planning Autyor

Please see Engineers Report by DBFL for information on services infrastructure andpamdence with
Irish Water.

X ENTY. Provide a bridge in this node across the railway.

According to sectiomi X3 XdXi }( §Z dd W ~ « A Ehe relevantafidewnerdartd developers
shall work in cooperation with larnrdd Eireann and other relevagehaies and bodies to ensure that the bridge
is delivered in tandem with the long term development & 8outhern Environs MasterplarThe following

items have been presented in the Nodal Masterplan prepared for the Eastern Ndde hpplicant who is the

lead developer as required-

x Estimated cost in the form of a proposed scheme

X Indicative location,

x

Design detail and

X Land reservation to accommodate the bridge and access road/ramps

According to the TTEDP, o]A EC }( $Z €] P AJoo IvElve $3@EVv(pv HEA VIR %BAE J(A L
of development charges and the Council will considenteans by which this is possible i.e. amendments to the
Development Contribution Schemes for the Councils wh@oged development levels in the overall masterplan

areawarrantsame ~% E X AXOXOXiU % Xii s €] S]}v E}X i } pu vSeX

As stated in the Nodal Masterplan for the Eastern Node, it is estidnthat the infrastructural cost to provide
road/ramps and bridge woulde (iUATiUIIl A& op JvP o v <ule]S8]1lv }e8eX ¢ }v §Z ~"}lp
Development area of 322 hectares, the cost of providing theggfidamps and associated infrastructure over

§Z @€ ]JoA C A}po <<p & &) !3UOAG % E Z § E X
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Figure 4.10: Extract from DBFL Drawing 1005- Preliminary alignment of road and railway bsdiecro

Strategic ObjectivesThe proposed development assists in the achievement of thafolg Strategic Objectives
that apply to all four Masterplan Areas in Tullamore

SO3 To facilitate the sustainable phased expansion of the ittwithe masterplan areas in a coherent
manner which facilitates complete integration between the town anéritgrons.

It is submitted that the development of the subject lands represents a sustainable ekbento the existing

footprint of Clonminch, being connected to the town centre, adjacent to future employment lands seifd
sustaining by the inclusion of neighbourhood services and facilities.

S04 To help meet the growing residential, services, emplot/areh community requirements of the

town in a sequential manner in line with proper planning and sustainable deveop

The application site is zoned, serviceable and contiguous to the existing settlement footprint of Taarihe
development proposed offers a variety of dwelling types and sizes to cater for all life stages.
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SO6 To develop each masterplan area as a partially self-sustaingidpogrhood with a mix of land
uses which facilitates the provision of local services thatedilice the requirement for movement and

which helps foster a sense of community among local residents.

The Eastern Node in which the application site is located is one character area withinvither Southern
Environs Masterplan Lands. This self-contained node lies to the east of GlchrRoad and west of the railway
line lies to the south of the existing footprint of Tullamore. The provision ofeghbourhood centre and
childcare facility within the first phase of development in the Eastern Node willugasit becomes a self-
sustaining neighbourhood with a mix of land uses which facilitates the provigibtocal services and reduce
the need to use the private car. The public parks provide future residents with amble spaceiah whmeet

and develop a sense of community.

SO9 To seek the efficient use of existing infrastructure andcssrvWhere necessary, the Council will
facilitate the upgrading of existing infrastructure and services, ormaieguired, the provision of new

infrastructure and services, to facilitate development within the masterplansarea

/8§ ]e o ulss 8Z 8§ %}0] C "KB E (0 3+ 3Z }uve3olE% o3vIBEPIoPOsEdo} % $Z
development represents an efficient use of zoned and serviceable lands with a residentialtdef 35 units

per hectare. Please refer to DBFL Report under separate cover for details of Irish Water correspondence.

S010 To promote and require the use of best practice urban desigaigles in all developments

within the masterplan areas.

The proposed development has been designed and developed by a multi-disciplieam. Please refer to the
Architects Design Statement and Landscape Strategy under separate cover for full detaitse adesign

approach.
SO11 To promote and seek high quality standards of design in all new deeelizpm

It is submitted that the proposed new neighbourhood is of high standard botkerms of its layout, detailed

design and qualify of materials.

Tactical ObjectivesTo help ensure the realisation of the strategic objectives, a sefitactical objectives are
provided at section 5.2 of the TTEDP. According to the Developmentptgrosed developments within the
masterplan areas will be assessed against these tactical objectiadslition to the policies and development

criteria contained within the plan. In relation to housing, section 5.2.11 inclutefotlowing objectives-

HO2. Residential development will be required to demonstrate a higiityqof design and shall comprise a mix

of dwelling sizes and types which accommodate a range of living requitemen

The proposed development of 349no. dwellings comprising 196n0. houses and 153no. apartofigifferent

size and design is fully in keeping with objective HO2.
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HOA4. A variety of appropriately located densities should beiged within the masterplan lands. Each node

must deliver an appropriate mix of densities to caterdarange of housing needs. These densities shall be

specified in the individual masterplan that is required teblemitted for each node. The Planning Authority shall

ZA EPE 38} 3Z UEE VS } ,>[« P o]we] IR u WS TENMOZYV %% 0] S]Ive (

node

The proposed development has a net residential density of 35 dwellings per hectareisThily compliant
with the recommendations of the Sustainable Residential development in Urban AreagjeGnes for
Planning Authorities (2009).

Section 5.2.1.3 relates to the creation of amenity space for new retsd&@he proposed development will

comply with the following tactical objectives-

AUL. Accommodate the needs of new residents in the masterpkas doy providing new recreational and

amenity spaces in tandem with the expansion of residential areas iatm#sterplan lands.

The new neighbourhood has been designed within a parkland setting. The provisiorgbfduality amenity

space is central to the proposed development.

AU3. Provide playgrounds in tandem with the residential develogroéeach masterplan area so as to cater

for the recreational and educational requirements of children resideth@se areas.

Please refer to landscape drawings by Park Wood and the overall landscape strategy which providels deta
of playgrounds proposed. There is a play area proposed in the centre of Clonminch Squhte@mformal
%0 C E « Al8Z]v "§X }opu [+ 'E v AZ] Z E 38Z SA} u]v %o 0] % Ele

4.2.3 DEVELOPMENT STRATEGY

The Development Strategy as contained in the TTEDP was amended kopf Wayiation No. 2 (2013) in
recognition of the population targets contained in the Midlands RegidPlainning Guidelines and the
introduction of a Core Strategy into the Offaly County Development Plan 202@-Variation No. 2 supersedes

section 4.8 of the original TTEDP in terms of delivery of the projected papugrowth.

Chapter 5 contains averall Proposed Phasing Map of MasterplansS %o . Fhre®& phases are envisaged
based on the sequential development of these lands as sarmsed in Table 5.2.The TTEDP states, that a certain
degree of flexibility must be provided to reflect market demands (para. $18s. is not a Core Strategy Phasing

Map.

The Core Strategy allows for the development of the Masterplan Areas withiifétime of the TTEDP, should
a viable and comprehensive proposal come forward (para. 1.1, Adopted Variation 8ex22pn 3.1 of the Core
NSE § P C LehdS outdide of Phase 1 of the master plan areas wib@aabnsidered under the lifetime of
§Z]+ %oMariatiod No. 2 reduced the level of residential zoned sequgr@se 1 lands to be released within

the masterplan lands from 50% to 25%.
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Figure 4.11: Extract from Chapter 5 Masterplan Lands Phasing Map

The subject lands represent Phase one of the Nodal Masterplan. djoeityof the development area ©f11.45
hectares( oo+ A]3Z]v §Z & +<Z}Av -« Z&[y®E5)."Thqugh theApEaging/sequence map
within Chapter 5 is at too small a scale to determinate accurately, ththem part of the application site falls
% ES50C A]SZ]v o v « «Z}Av « ZdZ3.6ha)."Thaireasond/ @hc cpnsidétations for including
third sequence/phase lands within the development area relateLamd Ownershipefficient and viable

construction of Road Infrastructure and Urban Design.

An Bord Pleandla in their Direction on ABP-307832-20 stétkd Board noted that the proposed development
includes lands identified as Phase 3 residential lands but rtbsdthe plan allowed for flexibility and was
satisfied that it would not contravene the provisions of theecgirategy and would not materially contravene

the development plan

A statement of material contravention is submitted with this planning application undeparate cover which

addresses the release of phase 3 lands at this time.

4.2.4 RESIDENTIAL DEVELOPMENT

The TTEDP advocates the approach contained in the Sustainable RakiDewelopment in Urban Areas
Guidelines (2008) and the Urban Design ManuBEst Practice Guide (2008) to achieve high quality multi-unit

residential developments.
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Section 5 of this statement provides a detailed description of the proposedtigment and compliance with
all Section 28 Guidelines. Development Management of the TTEDP and compliance et thquirements

are set out at Sectiod.2.8 of this Statement.

4.2.5 SCHOOL AND CHILDCARE FACILITIES

4.2.5.1 RESERVED SCHOOL SITE
According to the TTEDP, Central Government through the Department of Eduaat Skills is responsible for
the delivery of educational facilities and services. Lands ha&en identified for the provision of schools in the

future through the zoning objectives.

It is a specific objective of the TTEDRt the future development of the Eastern Node should provide dor
primary level school and lands have been zoned Public/Community/Educational for the giooviof this
school. As illustrated by Park Hood Drawing 6473-L311 the future school site isdpb¥or and the new

alignment of the link street provides direct access to the school east of the application site.

An assessment of potential demand for school places generated by the development propssedvided
under separate cover. Taking account of the current capacity in Tullamore based on enrolfiganmes
available from the Department of Education and Skills it is considered that the propaosselopment can be

adequately catered for by the existing primaigchools.

4.2.5.2 CHILDCARE
TTEP1%-A /8 ]» 8Z }uv Joe[ %}0] C 8} v (uZHoP & (% |B}Al~]1]v XE -]
employment areas, retail centres and other areas as @mpate, when development proposals are put

forward for consideration.

When assessing planning applications for childcare facilities, theiRtaduthorities will have regard to the
Z Zlo & & ]0]8] ¢ 'u] olv ¢ (}E& Wo(pava iR.2.103.Z} E]S] <[U TiiiX

In recognition of the benchmark contained in the Childcare Facility Guidelines and the potential for the
proposed development to generate%/no. children of pre-school age, it is proposed to construct a childcare
facility that will cater for 100no. children in phase. While the créche is provided with a private and secure

play area to the rear of the building, it also has the advantage of being adjacent to Clonminch Square.
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Figure 4.12: Play area located in Clonminch squdgtracted from Dwg. 6473404

4.2.5.3 PLAY FACILITIES
X TTER1-i0 /8 ]* 8Z }uv ]Joe[ %}0] C 3Z & % E¥wIr]oo (}EVVIAE R 0 1% WoVE } A

new facilities (including play facilities) for community use.

Both formal and informal play areas are identified on Park Hood Drawings. The neighboutlteatre offers
the opportunity for community based facilities and business hub to locate at the cemfethe new

neighbourhood and adjacent to a public park

4.2.6 BUILT AND NATURAL HERITAGE

According to Map 13.6 of the TTEDP 2010-2016 (as extended) the site is iocataddscape of low sensitivity.

&UESZ EU}E U D % iiXi E % & * vSe §Z UV JO[€E %o E Mo }§Z BoolH o de , &
development is not located in or adjacent to any of these arelas site is currently in agricultural use and there

are no recorded monuments or protected structures located within the site or adjdodhe site

A tree survey was undertaken by Andrew Boe (BSc (Hons) MARBORA) and it walsdbodrfim an amenity,
arboriculture v. o v .« % % }]v3 }( A] A §Z &E -¢BSEB37VIy&e Sheh REHEEIGher
2019, Pg. 3). The Development Plan mapping does not identify any trdexigerows of merit within the
Eastern Node lands. Notwithstanding the above, the project landscapdetthas identified some segments
of hedgerow and some trees that would contribute to the developmarga and the Masterplan has been
developed to incorporate these. A development impact drawing by PBréd accompanies this request
illustrating the information obtained from the tree survey ardeintifies trees/hedgerow to be retained or

removed.
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TTEP 183 /S ]* §Z }uv Joe[ %}0] C S} % E}S 0S5Z}}]vi%PEE}%Ce }( EZS!
Area (pNHA) and cSAC) and to cooperate with relevant governnegiidsband the landowner in th

management of Charleville Wood and Estate.

This application is accompanied by a Natura Impact Statement in order to assist An Bord Pleanala imgarryi
out an appropriate assessment. The NIS provides an examination, analysis and evaludtibe likely impacts
from the project, both individually and in combination with other plans and projects, in view oftlsegentific
knowledge and conservation objectives of the European Site concerned. It is submittecbthétte basis of
the information provided it can be concluded that the proposed development will not resulsignificant
adverse effects to the integrity and conservation status of any European site and there issasonable

scientificdoubt as to that conclusion.

TTEP 12-11/3% ]e 8Z  }uv Joe[ %}0o] C 3} veuEv 37 P]Apvo3}}léy @&
archaeological heritage when undertaking, approving atharising development, in order to avo

unnecessary conflict between development and the protectidheofrchaeological heritage.

It is Council policy that archaeological heritage should be proteatediy planned development. According to
reports by Archer Heritage the application site and wider Masterplan area &amederate-high possibility of
having undiscovered archaeology. The application site has undeggmghysical survey and test trenching
under license. A ploughed out fulacht fia was discovered with&n north-west corner of the site. The
Department in their submission dated 1.8f December 2019 at pre-application stage (ABP_305919-19)
recommended that the site recorded in situ and excavated. Extended testhresting was undertaken in
preparation of the full planning application which discovereeteosd fulacht fia which is also proposed to be
recorded in situ and excavatethis approach was found to be acceptable by the Department in thiemission

dated the 10" of September on application ABP-307832-19.

4.2.7 TRANSPORTATION SERVICES AND INFRASTRUCTURE

The following policies relating to transportation apply to the progmbslevelopment-

TTEP O®1: /S ] §Z }pv Joe[ %o}o0]-uSess buoh as¥esmential, schools, work and leisuges
closer together, without negatively impacting on the residgfgublic amenity of Tullamore. The purpose

this policy is to:

X Reduce the need to travel.

x Create more sustainable short distance travelling i.e. walking geithg.
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The application site forms part of a larger Nodal Masterplan Area. The proposed development represents the
first phase of development in the Eastern Node and will provide a neighbourhood cengeherand the first
residential dwellings together with cycle tracks on Clonminch Road into TullamoseriTfGentre. Within the

Eastern Node there is also a reserved school site to the north of the proposed neighbourhood centre

The application site is contiguous to the existing urban area of Tullamore and provides for future connections
to adjoining residential development and future development lands to increase perméglazihd access to the
reserved school site, neighbourhood centre and créche. The site layout proposedikBMompliant and will

encourage cycling and walking by providing a safe environment where pedestrians have priority.

It is submitted that the proposal is fully compliant with policy TTEP 08-01.

TTEP O®7: /8 ]+ $Z }uv Joe[ %}o] C 3} ( Jo]uds @%od%u &S ¢( §Z5Z
network of local distributor routes, which connect these ae@as to the existing town in a coherent plan |
manner bringing permeability to the resultant urban fabifhese routes will be informed by the relev:

masterplans and the Tullamore Transportation Study on its adoption.

The proposed development includes construction of the first section (c.550 metreskdfrtk street for the
Eastern Node. This link street is based on a preliminary design for the Eastern Noida lghds to Chancery

Lane and includes a railway crossing (figure 4.10 above).

TTEP 0®8: /§ ]+ 3Z }uv ]Joe[ %}0] C 3} ( ]0]3+3ESZ P ®]AI=1 ] E
satisfactory implementation of the masterplans. These are shmarked A to R on Map 8.1 and outlined

sub-section 8.2.3.2.

The proposed development facilitates part of an identified strategic link withiretBastern Node (marked G-

H on Map 8.1) from Chancery Lane (East) to N80/Clonminch.

The TTEDP was adopted prior to the publication of the Design Manual for Urban Roads and Streets (DMURS).
As stated by the Offaly County Development Plan, new urban roads or reconfigured urban roads be
DMURS compliant. The strategic link road is designed as a Link Street and featurgsdgltegated cycle

tracks and full footpath connectivity
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Figure 4.13: Extract from Map 8.1 Strategic Distributor Network and Linkages

4.2.8 DEVELOPMENT MANAGHEWE

Chapter 14 of the TTEDP outlines with Development Management requiremethis Bfan. This section of the
statement also has regard for the development management criteria ofafialy County Development Plan

being the overarching County Plan and providing detail where absent fref@ TEDP.

4.2.8.1 DENSITY

The TTEDP looks to the Guidance contained in the Sustainable Residevelopment in Urban Areas
Guidelines (2009) to guide density in addition to the qualitaipproach of the Urban Design Manual. Prevailing
adjacent densities should also be taken into consideration (para. 14.24t2*v} « % ](] Ve]SC S v
specified inthisPlan ~% & X.ioXTXiXTe

The proposed development represents a density of 35 dwellings per hectare which is reedgs an efficient
use of land by the Sustainable Residential Development in Urban Areas Guide(R@39) for outer
suburban/greenfield sites (para. 5.11). The proposed layout takes account of adjoining netéde
developments to the west and south west and aims to provide a variety of housinggy®n this basis the

proposed density is fully in keeping with the policies and objectives of the TTEDP.

As part of the Masterplan lands within Tullamore, the application site is affectgd policies of Chapter 5.
Tactical objective HO4 contained within Chapter 5 of the TTEDP seeks a variety of appropiiatated
densities to be provided within the masterplan lands and that these densities shallspecified in the

individual masterplan that is required to be submitted for each node.
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W E XAXOXOXA }( Z the hodhefmamd easternt portions of the Eastern Nodkbeildeveloped for
medium density residential development prior to the develapméthe western and south sections of this node

for medium and low deg «] S C Z} plHeréis o definition of what is considered low or medium density.

The Nodal Masterplan prepared for the Eastern Node encourages a residential density of 35msetler
hectare in keeping with Section 28 Guidelines and the overall policy of the Ppugent Plan. It is submitted

that the proposeddevelopment is fully in keeping with policy of the TTEDP in terms of residential density.

4.2.8.2 BUILDING HEIGHT
There are no specific policies contained in the TullamorenTamd Environs Development Plan 2010-2016
relating to height outside the town centre of Tullamore. Chapter 8imes the objectives within Masterplan

Lands where tactical objective UD2 encourages appropriate height, scale, massirenaitg &pecifically:

X Relate in scale to adjoining buildings where appropriate.
X Relate to plot ratio and site coverage standards where appropriate.
X Protect local and strategic views and vistas.

X Protect neighbouring amenity to an appropriate level.

The proposed development responds to its adjoining context, ikeepeights between 2-3 storeys along the
perimeter of the site and protecting existing and future residdragimenity. The application site is not affected
by strategic views or vistas and is relatively featureless.pfbgosed development will create visual interest

and attractive views through design, the parkland setting and placement of artwork.

4.2.8.3 PUBLIC OPEN SPACE

The Planning Authority requires a standard of 80m2 of public ggerte per dwelling with a minimum of 15%

of the total application site to be provided as public open space (para. 14.2.1.5).

The total area of public open space proposed equate$6% ofthe residential site area and has been designed
by qualified and experienced landscape architects Park Hood to ensure a high quality environment it achieved.

All residents are within 150m of a public open space.
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Figure 4.14: Extract from Park Hood Drawing illustrating 150m walking radius from mesismace

4.2.8.4 PRIVATE OPEN SPACE - HOUSES

Paragraph 14.2.1.7 outlines that all houses (terraced, semi-detachededached) shall have an area of private
open space behind the building line of at least 60-75m?2 for 3drdmn houses and no less than 48m2 in the

case of 1 and 2 bedroom houses.

All rear garden areas meet and exceed this standard.

4.2.8.5 PRIVATE OPEN SPACE - APARTMENTS

In the case of apartment and duplex schemes, the TTEDP requirgempen space to be provided in the form

of landscaped areas, courtyards, terraces/patios and balconies. Roof gardenslsould aonsidered. There is

conflict within the TTEDP regarding to the provision of privatenogpace for apartments. Section 14.2.1.21

e85 § %o VV]VP % %0] S]}ve (}JE % ESU WSS SZO0&Z "U*3]Jve 0 ME Vv ,}ue]JvPW
"N§ v E o (JEEA % ESu vieU 'pu] o]l (JUETW® G/ JRhe FTEDP p@nowledges

the Guidelines include standards in relation to communal and giegen space, however, section 14.2.1.7 of

§Z dd W -edorfadly/a minimum of 20m?2 of private open space omgararea for each bed space in

(0 8¢l % ESu v+ +Z 00 % E}A] X
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The quantitative standards of the TTEDP, have been supatdeglehe 2020 edition ofBustainable Urban
Housing: Design Standards for New Apartmégntsese Guidelines have been issued by the Minister fosidgu
Planning and Local Government under Section 28 of the Planning antbpeeat Act 2000 (as amended).
Planning Authorities and An Bord Pleanala area required to have regard toittediiges and are also required
to apply any specific planning policy requirements of the @linds (para. 1.19 of Guidelines). This includes

standards in relation to communal and private open space.

The apartments proposed development are designed in line with the Sustainable Urlmrsiklg: Design
Standards for New Apartments (2020). Ground floor apartments feature small gardens/terraces whpiper
floor apartments have private balconies. Details on private open space for apartments proposed is nedtai
at Section 52 and Appendix A of this Statement. It is submitted that the provision of prézajpen space in
compliance with Section 28 Guidelines is fully justified. The provision of private gpeace at the rate stated
in the TTEDP is unrealistic and would have a detrimental impact on the dedigpartment buildings leading

to a loss of daylight and sunlight to residents.

4.2.8.4 SEPARATION DISTANCES

Paragraph 14.2.1.9 outlines the requirement for space around buildings. Glgnaraninimum distance of
2.5metres for single storey and 3metres for two-storey buildingseillequired to be maintained between the
side walls of adjacent dwelling or dwelling blocks each havinghanmim of 1 metre from the dwelling to the

boundary.

According to the TTEDP, the rear garden area should have a mirdeptm of 11 metres. In the event of high
quality design being achieved these standards may be relaxgdnbral there should be a distance of 22 metres

between opposing first floor windows.

This standard has been achieved.

4.2.8.5 BOUNDARY TREATMENTS
Paragraph 14.2.10 provides Bpecific requirements with regard to rear gardens boundary treatméné Plan

states that where concrete block walls are permitted they should be plasteradbsupainted and capped.

Park Hood Drawing no. 6473309 details the proposed boundary treatments. In summary, rear garden
boundaries will be separated with 1.8m timber fence while metal railings are proposed alorg fthnt
boundaries. Rear garden boundaries consist of a combination of treatments including 2m high bloclanhll
concrete post anganel fencing. Fencing is proposed in order to maintain the existing hedgerows along the

site boundaries. Where walls are proposed in the public realm they are brick faceltapped as required.
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4.2.8.6 BIN STORAGE AND RECYCLING
In accordance with the TTEDP, each house shall have adequate stordleé no. wheeled bins, screened

where necessary (para.14.2.1.7). The majority of houses have reasattca private garden area where bins
can be stored. Where terraced housing does not have rear accessplagesis integrated into the design of

the boundary treatment to the front of the house to improve its appearance.

Figure 4.153-D image of bin storage in front of terraced housing

The TTEDP does not provide specific guidance on provision stiobage for apartments but paragraph 8.6.10
W 8§z }MVvSEC Wo v sBargdebis Ztagage shall be located conveniently for #sdents of the

development and collection service provideps

The proposed apartments have been designed in accordance with the Sustainable UrbasingoDesign
Standards for New Apartment2020. Architect drawing no1757-PA007 indicates the position of bin storage
areas for the apartments and these are also indicated in detail on floor plans. Alkbinage areas are located

conveniently for the residents

The TTEDP states that, if necessary and approprig®}@]+*]1}v *Z oo u (}E& Z GEpode vSE <[ ]
developments of 100 units or greater (para. 10.2.3.2 & para. 14.2.1.18).

It is submitted that the neighbourhood centre building to the south of the link streéers a central location

in which to locate a bring centre for the Eastern Node in the future.
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4.2.8.7 CAR PARKING AND CYCLE PARKING
General Car parkingCar parking requirements are set out at Section 14.2.15.1 (Table 14.2) of tamdnall
Town and Environs Development PlathZ ~ %0 %0 0] 3]}V *]3 uped }u%oC A]S8Z §Z <5 v E

§Z 3}Av whsdEreflects the standard as set by Table 8.2 of the Offaly County Plan.

Residential - HousingA detailed examination of car parking provision is contained i by DBFL Consulting
Engineers under separate cover. The Development Plan standard ofparkarg spaces per house has been
met. In order to avoid a dominance of car parking, this is providedmixture of in-curtilage parking (71%) and

on street car parking. the provision of car parking courtyards also reducesstia impact of surface car parking
S IJvP ] 88ZE((S[X

Residential t Apartments: Car parking provision for apartments meets with the SustainablesélGuidelines:

Design Standards for New Apartments (2020), providing an average opa@sper apartment, 76% of which

is provided at basement level beneath apartment buildings B, &deG. Policy TTEP PBof the TTEDRt is

§Z tuv Joe[ % }o] C-pakingeséguir€mentdStandards to all new developmentghia town in

accordance with Chapter 14: Development Standards. } & JvP 8} d o ioX?1 }( §2 dd WU v 9
should be provided with 2 spaces per unit. It is submitted tegard should be had to the Section 28 Guidelines

relating to apartment design in the assessment of the proposed dpuant.

Childcare Facility21no. car parking spaces are allocated to the credligs parking allowance provides mainly
for staff at the childcare facility as it is expected that most residanliswalk/cycle to the créche from within
the development. The set down area is accessed from the Link Streetfmrased from the main carriageway
to ensure safe drop off/pick up and prevents the road being bloakdolusy times. According to Table 14.2 of
the TTEDP, car parking for a childcare facility should be providedas of 1 space per employee and 1 space
per 4 children. It is not possible to know how many staff élemployed at the proposed childcare facility until
an end user has established a service. Based on the nunfbehmildren the créche has been designed to
accommodation, 25no0. car parking spaces would be required in addition to staff géfrKiable 14.2 was to be
followed. It is submitted that the car parking provided is isight for staff and facilitating drop off/collection as

detailed in the report by DBFL Consulting Engineers under separate cover

Local Shop and Neighbourhood Centr@n-street car parking spaces have been allocated to the local shop
which are located on the link street. The majority of car parking for thghbourhood centre buildings is located

to the south of Building No. 2 (54no. spaces) with the balance provided on-street.
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Mobility Impaired Parking Both the TTEDP and OCDP state that provision should be maderfongevith

disabilities but no set standard is provided. Policy TTEEO@8the TTEDP states that car parking for disabled

% Ee}ve sZ}uo v JE v AlS8Z Z plo]eP (MEhekKEEIRy} impairéd parking

standard recommende Jv * §]}v AXdXi }( A plo JvPe (JE A EGE® 377 % &3S % E}AY
duplex units which are served by on street parking. All parking is convenientlgddcathe front door or main

access in the case of apartment buildings and overlooked for passiveillance. All other residents will have

in-curtilage parking.

Cycle Parkingt There is no standard cycle parking requirement contained infthEDP. Section 8.16.3 of the
OCDP states that cycle parking should be provided in new residentiabpgenasits at a rate of one third of the

number of car spaces, subject to a minimum of one stand.

A total of 315n0. bicycle parking spaces are proposed to serve the developméid.i§ mainly for the
apartments units that do not have access to a rear garden area and torsviDedicated cycle parking is also
provided at the créche and neighbourhood centre buildings. The tmtaif the proposed cycle spaces is

illustrated by architect drawing nd.757-PA007.

Electric VehiclesSection 18.16.4 of the OCDP conta;@ }uv ]Jo[e %}o] ] « }v o SE] s Z] o %o
Plan states that itis* }puv Jo v E 3§]}vhat déapsidletial parking spaces including parking sgdor

the disabled, shall be constructed to be capable of moecodating future charging points as required -

residential space facilities to be coded/metered, slowrging 220-240V, 13A single phadg. 220). Non-

residential developments are required to provide facilitieslfattery operated cars to be recharged at a rate of

10% of the total car parking spaces.

It is proposed to provide ducting for electrical vehicle charging points for all shared parkirgs with 10% of

spaces provided with charging points. Individual houses can avail of private power supplefocle charging.

4.2.8.8 PHASING

The TTEDP requires a phasing programme for large/medium sized housitgpdesmts (para. 14.2.1.13). It is
proposed to develop the site in two phases as detailed abov8dnyion 2.4 and Table 2.10 of this Statement
and illustrated by Van Dijk Architects drawing number 1P3027. Sub-phasing is provided for Phase 1 to

ensure a mix of house types is provided together with adequate papkn space and childcare services.

4.2.8.9 ENERGY, PUBLIC LIGHTING AND SERVICES
Energy efficiencyThe Council encourage the use of renewable energy systems asidlemtion of orientation

in housing design.

The proposed developments will be constructed to comply with NZEB. An assessmim pfoposal and

compliance with Part L forms part of the Building Lifecycle Report under separate cover.
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Public Lighting The TTEDP requirements with regard to lighting are contained at para. 14.2.22.

A public lighting planis submitted as part othe applicationpackage undertaken by Morley Walsh.

Sustainable Urban Drainage Systenf®licy TTEDED-13 of the Plan restricts the permitted surface water run-
off from all new developments to Greenfield rates. It is thdigyoof the Council that all new developments

within Tullamore provide SUDS.

The surface water run-off from the proposed development will be restricted to Greéhfiaes. Further detail
on the SUDS methods that will be employed on site can be found in the accommatyirastructure Report
by DBFL

Cables & Servicing?aragraph 14.2.23 of the TTEDP requires all cables and services to be located undergroun
There are a number of ESB lines that transverse the application site. These will be uodedgd as part of

the site development works. It is intended that ducting for EV charging will be provided asgiahe proposed

development. These are indicated on the drawing by Morley Walsh.
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5.0 THE PROPOSED DEVELOPMENT AND CONSISTENCYWINRSHENISTERIAL GUIDA

The Department of Housing, Planning, Community and Local Governrasnpublished several guidelines
E o S§]vP 8} §Z P}A Evu vi[e Ale]}v (JE Z}pe]lvh WEZv %) EHIWWBII VI (0} sPIW

f Sustainable Residential Development in Urban Af2009) A]$Z v ¢} 1§ Z JHbAME §]
*]Pv D vu of

Sustainable Urban Housing: Design Standards for New Apartn2&ae) (

Urban Development and Building Heights, Guidelines for Planning Authoritiest{bece018)

The Design Manual for Urban Roads and Streets (2013)

Appropriate Assessment of Plans and Projed&uidance for Planning Authorities (2009)

Childcare Facilities, Guidelines for Planning Authorities (2001)

T TR TR TR TH TH

The Planning System and Flood Risk Management

This Section of the statement will outline how the proposal with these policy documents

5.1 THE PROPOSED DEVELOPMENT AND CONSISTENGE WUIBHLINES FOR AUTHORITIES
t SUSTAINABLE RESIDENTIAL DEVELOPMENT IN URBAKCAREHASTOWNS & VILLASES
(2009)

The 2009 Sustainable Residential Development in Urban Areas @esdalnd accompanying Urban Design
Manual contains a seif guidelines and parameters aimed at creating high quality, sustainali¢éaating new
residential areas. Some of the key objectives of these Guidelines camiraarised as follows:

Prioritise walking, cycling and public transport and minimise dependendbe private car.

Deliver a high quality of life in terms of amenity, safety and convedie

Promote social integration

~ O~~~

Promote efficient use of land and energy.
f Provide a mix of land uses to minimise transport demand.

Section 4 of the Guidelines contains recommendations and guidelines foreaton of sustainable residential
areas. A sustainability checklist is set out at the end of Sectidrnd.following section demonstrate how the

proposed development complies with the items on this checklist.
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5.1.1 SUSTAINABILITY CHECKLIST
Are the lands proposed for development in accordance with the seguag priorities set out in the

Development Plan or Local Area Plan?

The application site is zoned for Residential development iansubject to a Masterplan which has been
prepared and is submitted with this planning application unskgparate cover. The majority of the application
site is located on first sequence/phase Masterplan lands permittebetaeleased within the lifetime of the
current Development Plan. Part of the application site falls within Masterpladgislidentified for release in the
third sequence/phaseThe Board in their Direction on case ABP307832-20, stated the Developrae@iBivs
(J& p((] 1 vs and ks $atisti€d that it would not contravene the provisiohthe core strategy and
would not materially contravene the development plghlote 2) to release these lands. However, a statement
of material contravention is included with this planning applicatiofly justifying the release of third

sequence/phase masterplan lands as part of the proposed SHD.

Is there capacity in existing schools to support the proposed development?

Yes. Capacity information is not available from the Department ot&aun and Skills which only provides
information on enrolment figures, which does not necessarilyestflmaximum capacity. A comparison of
enrolment figures has been undertaken to gauge capacity of the scidlallamore. Enrolment figures for
Tullamore are detailed above by Table 2.2. It is submitted Hzsted on the current enrolments and major

expansion works planned at existing schools there will be capacity to supporntdpesed development.
Is there and appropriate range of community and support facilities availatderte the site?

A community audit has been undertaken and is included at Section 2.2so$t&itement. This audit identifies
that there are retail services and community facilities within a 1.5kniusadf the site including supermarkets,
schools and employment opportunitie$he proposed development has been design to be self-reliant and
promote more sustainable modes of transport other than the privede Housing will be developed alongside

supporting land uses including a childcare facility, local shop and neigidmmlicentre uses.
Is there adequate public transport to serve the development?

The application is serviced by a local bus route on the Clonminch Ratggrtivides access to the train station,
town centre and nearby Retail Centre to the east. As detail@uisrStatement, the train station provides regular
services to Dublin, Galway and Westport. The bus station is locatedathe train station providing onward
connection to Portlaoise, Mullingar, Birr and Dublin. It is submitteat the critical mass the proposal will
provide would encourage the extension of the local bus route into the Eastede Biod support investment in
existing services. Two additional bus stops are provided f&€lonminch Road as part of the proposed SHD and
the link street is designed to be fully accessible by regularseugices. The cycle scheme included in the

proposed SHD safely links these transport options to residents by bicycle.
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Will the development prioritise sustainable transport modes?

Yes. The proposed development is DMURS compliant with segregatédtracks provided throughout the
development and a network of green spaces form an attractive route thdabghsite for pedestrians. The
preliminary alignment illustrated at Figure 4.10 of this statemenswres full connectivity throughout the
Eastern Node and potential for connection over the railway lineerfature. Future pedestrian only connections
are also provided foto existing residential areas as well as onward connections to suliogrdevelopment

lands. Roads and services will be brought to the site boundafike provision of cycle tracks from the
application site to Tullamore Town Centre not only makes cyclingalistic mode of transport for future

residents but offers a significant planning gain for existing residents
Will the development ensure accessibility for everyone including geafih disabilities?

Yes. The proposed development will be constructed in complianceRaithM. In addition, the project architects

have used principles of Universal Design to help futureproof housing for clgangeds.
Will the development ensure more efficient use of energy?

Yes. The dwellings are to be constructed in compliance with NZEB.efgy eassessment forms part of the

Building Lifecycle Report under separate cover.
Will the development include the right quality and quantity of opencg®a

Yes. The proposed development has been designed in tandem quilified and experienced landscape
architects Park Hood. The layout provides for a hierarchy of puldic space in addition to private open space
for houses and communal gardens for apartments. The total public opere spavided represent$6% of the

site area.

Will the development include measures to ensure satisfactory stedslof personal safety and traffic safety

within the neighbourhood?

Yes. The proposed development is DMURS compliant and a Traffigransport Assessment has been
undertaken by DBFL Consulting Engineers. All public open spaces andateegtd| supervised with no blank
facades or gable ends fronting on to the public road. Houses asigaked to turn corners and provide active
street frontage. The apartment buildings have a strong urban edge wihlae entrances enhancing street

activity along the building edges.
Present an attractive and well maintained appearance

Yes. The proposed development has been designed by a teawaod avinning architects. A building lifecycle
report has beerbe undertaken as part of the planning application package and materials propoBedaquire
minimum maintenance and provide a simple palette that will rematimactive into the future. The Nodal

Masterplan will ensure there is a seamless transition between developmens.area
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Will the development promote social integration?

Yes. The proposed development is bound to the north by egistésidential development and a recently
approved Part 8 development by Offaly County Council to house tleeelth addition, it is proposed to comply
with Part V by providing housing on site. It is submitted the afihousing proposed also allows for full social
integration by providing for many life stages. The neighbourhmardre uses, créche and public open space will

also encourage social integration.
Will development protect and where possible enhance the built and naheatage?

Yes. The application site and wider Nodal Masterplan lands arecateld within a sensitive landscape. There
are no protected structures within the application site or in close prayirto it. There are no recorded
monuments and archaeological testing has not uncovered features of interest apartdro fulacht fia. While

o} § S <}u ]*S v (E}u "W U ~ v bBas[unde§dne %pEopHale assessment
screening and this planning applicatimmaccompanied by a Natura Impact Statement due to the hydrological
pathway identified. Where possible and appropriate existing hedgerowdraed have been incorporated into

the layout of the application site as illustrated by the Development Impactidgby Park Hood.
Provision for Sustainable Urban Drainage System

Yes. As detailed in the Infrastructure Report by DBFL Consulting Engtheepsoposed development uses

SUDS including over ground attenuation areas.

Figure 5.1: Cross section by Park Hood illustrating attenuation area (Drawit{j3d.-310)
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5.1.2 URBAN DESIGN MANUAL

The companion document to the Sustainable Residential Developmésrban Areas Guidelines, the Urban Design Manual, identifies 12tiedseiteria against which all

new residential development against a range and scale of locatiditse assessed. These criteria incl@mtext, Connections, Inclusivity, Variety, Efficiency, Distinctiveness

Layout, Public Realm, Adaptability, Privacy and Amenity, ParkinBetailed DesigrnlThe Architects Design Statement by Van Dijk Architects under separate covielegs

a detailed description of the design evaluation and evaluatesptibposal with regard to the 12 core principles. Asummpfy$Z % E}%}* o[+ }u% o] v A]3Z §Z

Design Manual is provided below-

Policy Issue Objectives Proposed Development

Neighbourhood Context To promote places that are locally = The application site forms part of a wider neighbourhood known as the Eastern
Area distinctive having regard to their for which a Nodal Masterplan has been undertaken. The Masterplan and sedy.
setting and context. layout take full account of the context as informed by baseline studies and sunve

areas and having regard to existing residential development. The Ndaalsterplan
provides a design guide and principles to achieve a new neighbodnwib a clear
identify including focal points, art work and a parkland setting. ifea is adjacent tc

a major employment development area.

Connectivity To promote places that allow for The application site will be accessed via Clonminch RoadsProtias been made fo
ease of movement, permeability an future pedestrian only links with Clonminch Wood to improvenpeability and future
integration. access to the school site and neighbourhood centre. The layout isSREMIOmMpliant

facilitating safe movement of both pedestrians and cyclists throtigh site. In
keeping with the principles of Master planning, all routes are desida be continued

into adjoining lands beyond the application site in the futurbere is a high degre
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Neighbourhood

Area

Inclusivity To promote places that are
accessible to all in terms of social
integration, provide physical access

to all and respond to local needs.

Variety To promote places that contain a
mixture of viable uses and are able

to respond to local needs.

Site Efficiency To promote places that make
efficient use of land and are
designed to respond to the

challenge of climate change.

Site

}( % Eu ]o]3C AYsEg -fesacs avoided and filtered permeabili
preferred. The pedestrian and cyclist are afforded a much highel téypermeability

than the private car.

The proposed development will provide a mix of unit typsmsd tenure with
apartments and terracedgsemi-detached and detached housing providing variety .
allowing for the new neighbourhood to be suitable for a rangdifef stages anc

households.

A mix of dwelling types and design will provide a choice not currently ndabiain
Tullamore. The créche, local shop and Neighbourhood Centre buildihigssure the

new neighbourhood is self-sustaining.

The proposed density of 35 dwellings per hectare makésigft use of zoned land
within the settlement boundary of Tullamore. Solar orientatiopxploited with most
dwellings on a north-south axis having and east-west orientati@mdscaping ha
been designed by Landscape Architects Park Hood following the All Ireland Bol
Plan and retaining existing trees and hedgerows where they would baterto the

amenity of the area. An energy assessment is included in the Byllifecycle Report
The proposal is desigd as a walkable neighbourhood and the neighbourhood cel

will reduce the need to drive.
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Distinctiveness To promote places that build upon
existing site assets, have a clear
identity, are legible and easy to

navigate.

Layout To promote places with layouts,
streets and spaces that are people

friendly.

Public realm To promote public spaces that have
vitality, are safe and secure,

attractive and accessible to all.

The application site and Eastern Node has no defining featuressanethatively flat.
The layout proposed is intended to be clearly legible withdhghitecture providing
a new and distinctive neighbourhood area. Artwork is proposed aalf@oints
throughout the development (Park Hood Drawing 6473-L}304e créche anc
neighbourhood buildings are three storey in height and cleamytifiable so as to
assist in legibility of the new neighbourhood. There is a strabgrufrontage onto

the link street clearly defining its status and function.

The proposed development has been designed as a place fotepetth the private
car of least importance. Full footpath and cycle connectivity wilpfmvided within
the site and to Tullamore Town Centre with provision for onwawmhnection
throughout the Eastern Node Masterplan in the future. The layout has besigned
to highlight vistas, provide a sense of enclosure using thi@es house types along
the link street and higher apartment buildings within the site wheredbetext allows
them to be successfully absorbed. The high quality parklandingetbrovides

opportunities for meeting and developing a sense of community.

Public open spaces are located in proximity to the dwellingsaaa safely connecte«
with strong urban edges and active street frontage for passive sawedl The desigi
of the main public spaces is an integrated element in the desigth® new

neighbourhood and wider Nodal Masterplan Area
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Buildings Adaptability To promote places that are designe

to be adaptable through time.

Privacy and To promote the design of buildings
Amenity that provide good standards of

privacy and amenity.

Parking To promote the integration of car
parking in the urban environment in
a way that is well located, secure

and attractive.

Detailed Design  The design of the building should
make a positive contribution to the

locality.

The proposed apartments are designed to meet and exceed thenmini
requirements as set by the Sustainable Urban Housing: D&amdards for New
Apartments. Housing can be éended to the rear without interfering with the
streetscape. The mix of dwelling types including bungalowsvalfor different life
stages so people could move to a different property to suit changeegs while

staying within their neighbourhood.

The proposed development protects the privacy of the existing desdial
developments to the west and northwest of the application sitee ploposed layout
is fully compliant with development management requirements relatinggparation
distances and space around dwellings. As detailed by an ezaatpigures 2.12

above, house designs respond to their context.

Parking for the houses is largely located in curtilage and at basemeet fier
apartments the car parking as well as on street. Grouped parking areas a
overlooked to ensure safety and located close to the main entrances

dwellings/apartment buildings. On street parking is softened with landscaping.

The proposed development has been designed by a teamalffiga architects with
an emphasis on landscape quality provided by Park Hood and Dbtivifiance as
assessed by DBFL Consulting Engineers. The buildings are of mazigmaatel fully
in keeping with Planning Policy in terms of height, density andeldpment
management standards. A varied palette of materials and architecturasstylll

provide visual interest and an attractive streetscape.

Table 5.1t 12 Key Principles of Urban Design
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5.2 THE PROPOSED DEVELOPMENT AND CONSISTENCVUIRDATHNES FOR PLANNING
AUTHORITIE$ SUSTAINABLE URBAN HOUSING: DESIGN STANDARD®W FAPRREBVENT S
(2020)

As outlined above at Section 3.1.1 of this statement, the NPF aimectoesmore compact and sustainable
urban development. The Guidelines aim to ensure that apartmemiglil\s an attractive and desirable housing
}%38]}v 8} vV IUE P PE 8§ E o0]A EC }( % IBAu-vdr MSZEHEO % $e E]} & V3
This is seen as key in providing for the long-term move towsmdsler average household size, an ageing and

more diverse population.

}E JvP S} §$Z 'uPemdgraplic trends indicate that two-thirds of householdseadtb those in
Ireland since 1996 comprise 1-2 persons, yet only 21% ofrdygeiompleted in Ireland since then comprise
apartments of any type. The 2016 Census also indicates that, if the nofmbe& person dwellings is compared
to the number of 1-2 person households, there is a defi@pproximately 150%, i.e. there are approximately

two and half times as many 1-2 person households as there &rdi- E+}v Z(para.X6)

According to the Guidelines, in general terms, apartments are most agptely located within urban areas
with the scale and extend of apartment development increasing inicglab proximity to core urban centre
and other factors including proximity to public transport and emplogitmeentres. While the Guidelines
recognise that the identification of the types of location in citiesl downs that may be subject to local
determination by the Planning Authority, the Guidelines provide raatl description of proximity and
accessibility considerations that can be applied with regard to apartnoeatibn. In terms of apartments, the

subject site in Tullamore can be considered as follows (para. 2.4, p.6)-
"W E]%Z E 0o Vv I}E 0 o ee] 0O MWE Vv 0} S§]}ve

Such locations are generally suitable for limited, verglsscale, higher density development that may wholly
comprise apartments, or residential development of any scale thbingiiide a minority of apartments at low-

medium densities (will also vary, but broadly <45 dwellings per reent), including:

x Sites in suburban development areas that do not meet proximitycasaibility criteria

x Sites in small towns or villages

The Guidelines recognise that while apartments may notheired below the 45 dwellings per hectare net
density threshold, they can allow for greater diversity andHibtyi in a housing scheme, whilst also incregsi
overall density. Accordingly, apartments may be considered a®pamix of housing types in a given housing

development at any urban location, including suburbs, towns dladjes .

According to the 2016 Census, just 8% of households living in Tullamore recordgihgsr apartments/flats.
The proposed development is fully in keeping with the locational criteria outlined tbg Guidelines.
Apartments including duplex units represent 44% of the total mix, providing variety and fleijtiiti create a

community with a mix of tenures and age groups.

o}



5.2.1 REQUIRED MINIMUM STANDARDS

APARTMENT DESIGN STANDARDS
Standard / Requirement Assessment against the proposed development

Apartment Mix Apartment developments may include up to 50% one-bedroom origti Ore bedroom apartments represent 27% of ti&3no. apartments

type units (with no more than 20-25% of the total proposed depeient proposed.
SPPR1
( ) as studios) and there shall be no minimum requirement for apartme

with three or more bedrooms.

Apartment Mix The Guidelines make provision for a two bedroom apartment All two bedroom apartments proposed have been designed
accommodate 3 persons to allow for social housing and to pro accommodate four persons.

(Para. 3.5-3.7) necessary variation in dwelling size. It is recommended thahare than

10% of the total number of units in any private residential depment

comprise this category.

Safeguarding 11yl The majority of all apartments in a proposed scheme of 10 or marst Based on the proposed mix of apartments, the minimum floor
standards exceed the min. floor area standard by a minimum of 10%. required would be 10,242m2.The total gross floor area for the propc

apartments amounts to 11,558.30m2 which is 1,316m?2 o¥%kEbove

(Para 3.8)

the minimum required. See Appendix A of this statement fdaiied

breakdown.

58% of apartments proposed are at least 10% larger than the minir

overall apartment floor area required.
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Standard / Requirement Assessment against the proposed development

Dual Aspect

(SPP4)

Floor to Ceiling Height

(SPP5)

Lift and Stair Cores

(SPP6)

Internal Storage

(Para. 3.31)

Private Amenity Space

~W E [+ 339 t

In suburban or intermediate locations it is an objective that therels 72%of apartments are at least dual aspect.

generally be a minimum of 50% dual aspect apartments in a single sc

Min floor to ceiling height must accord with Building Regulatic The proposed floor to ceiling heights at ground floor level ahdve
requirement of 2.4m, except in relation to ground floor apartments, whi are a minimum of 2.75m metres.
it should be greater. Itis a specific planning policy requéngirthat ground

level apartment floor to ceiling heights shall be a minimum of 2.7m.

Up to 12 apartments per floor per individual stair/lift core may be pted There are a maximum of 7 apartments per lift core in Bi&land G.
in apartment schemes. Block D and E have a maximum of 6 apartments per floor/life.c
Block A, C have a lift/stair core serving a maximum of 3 apartment
floor while the lift/stair core in block F serves only 2 apartmentos

upper floors.

No individual storage room within an apartment should exceed 3.5 sq This is complied with.

metres.

Private amenity space shall be provided in the form of gardens All apartments have private amenity areas in the form of ground fl
patios/terraces for all apartments and balconies at upper levels. patios or balconies on upper floors. The depth of balconiesesiscthe
minimum depth of 1.5 metres is required for balconies. Minimuegearfor 1.5 metre minimum depth. Please refer to schedule at Appendox /

private amenity space for apartments are set out at Appendix 1. details or private amenity space provision for each apartment.
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Standard / Requirement

el yAelepisilelsitilelis) Blocks & buildings should overlook the public realm. Entrancetge

should be clearly indicated, well lit, & overlooked by adjoining dwglin
~W E [«3XDi

Refuse Storage Refuse facilities shall be accessible to each apartment stair/lift core
designed with regard to the projected level of waste generation and ty
(Para. 4.8) and quantities of receptacles required. Within apartments, there $ihc
be adequate provision for the temporary storage of segregated nelte

prior to deposition in communal waste storage.

Communal A=l Space should be accessible, secure & usable. There shoultidtimetion
Space from private amenity space. Minimum areas for communal amenity st

for apartments are set out at Appendix 1.

~W E [« BIR)i

7 [ a2 A0 0Re) @ The recreational needs of children must be considered as par
Juupv o u Vv]3C <% Al3Z]v % E3Su vs o |

~W E [4.DHiT o
needs around the apartment building should be catered for.

Car Parking The default policy is for car parking to be minimised and tsubiglly

reduced in central & accessible urban locations.
~W E [+ 420)0 t

Assessment against the proposed development

The design of the proposed apartments complies with all sect

considerations. Entrances are clearly defined and overlooked.

Kitchen areas within apartments provide adequate space to s
refuse temporarily. Communal refuse storage areas are locate
proximity to main entrances as illustrated by drawing no. 1P2¥007
and floor plans. The refused storage areas have been design
conjunction with AWN who prepared the operational was

management plan contained in the EIAR under separate cover.

Communal open space is highlighted on architect drawing no. P75’
007. These areas consist mostly of hard landscaped areas with fc
seating that adjoin public open space areas where poss

Calculations are provided in Appendix A.

Play areas are provided throughout the application site in keepittg
the landscape masterplan prepared by Park Hood Lands

Architects.

The application site is regarded as peripheral/lless accessible.

parking is provided at an average o023 spaces per apartment.
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Standard / Requirement Assessment against the proposed development

={leell=n e ldplel =il Directly accessible from public road. Of permanent construction & se Bicycle parking is directly accessible from the public road. Bgdd

storage design, preferably within the building footprint or where not piide, and G have internal bicycle storage in addition to surface cycle par

adjoining the structure. The location of bicycle parking is highlighted by drawing no. P#&7

~W E [« AW t o
007. A total oB15cycle spaces are proposed across the application

A minimum of 1 cycle storage space per bedroom shall be agptiedling |
with 237 cycle spaces allocated to the proposed apartments.

studio units. Visitor provision of 1 space per 2 apartments (flexib .
represents an average of 1.5 cycle spaces per unit.

allowed).

©lojpizigle e 2Ehnle] A schedule must be submitted that details the number and type Please find schedule attached at Appendix A
Applications apartments and associated individual unit floor areas, private ame

space and internal (and any external) storage space.

~W E {6.3p X

Identify the proposed apartments that are at least 10% greater than As detailed by the table attached at Appendix A, all apartmexteed
minimum floor area standard in schemes with 100 or more apartment. minimum floor area standards with 88no. (58%) exceeding

minimum floor area standard by at least 10%

Table 52 t Compliance with the Sustainable Urban Housing: Design Standards for Apar(@G20%
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5.3 THE PROPOSED DEVELOPMENT AND CONSISTENGY=VGUHHELINES FOR PLANNING
AUTHORITIEEBURBAN DEVELOPMENT AND BUILDING HEIGHT (2018)

The above Guidelines were published in response to theNalt Policies to secure compact sustainable forms

of development in the National Planning Framework and the long term capitastment framework under the

10-year National Development Plan. The Guidelines signal a mdveC (& }u AN pe]lv oee o pep 0 %o %o C
that has resulted in unsustainable development patterns and move tdsvgrowing our towns and cities

upwards, not just outwards.
These guidelines therefore set out national planning policy that:

x Expand on the requirements of the National Planning Framework; and
X Applies those requirements in setting out relevant planning catéat considering increased building height
in various locations but principally (a) urban and city-centre locations(Bhduburban and wider town

locations.

The Strategic Planning Policy Requirements (SPPRs) contained inidleén€si take precedence over any
conflicting policies including Development Plans. The Guidelgmesre that buildings heights of at least three
to four storeys must be supported in principle (para. 1.9). It is recognisedht@auburban edges of towns and
cities now typically include town-houses (2-3 storeys), duple2e3 §toreys) and apartments (4 storeys
upwards) achieving medium densities in the range83660 dwellings per hectare. The Guidelines highlight

several advantages to this form of residential development-

X Such developments address the need for more 1 and 2 bedrodts inrine with wider demographic
and household formation trends while at the same time providing for the larg&io8,more bedroom
homes.

X They provide a variety of building typology and tenure options, enabbugeholds to meet changing
accommodation requirements over longer time without necessitating relocation.

X These forms of developments benefit from using traditional tmresion methods, which can enhance
viability.

X This form of development can facilitate the development of an ative street-based traditional town
environment with a good sense of enclosure, legible streets, sguand parks and a strong sense of

urban neighbourhood, passive surveillance and community.

The proposed development achieves a density of 35 dwellings per hectare. Increaggt reused to create
strong urban edges, provide enclosure and define new public open spaces successthbyt negatively
impacting on existing low density development to the north and west. This is achieved by tagéhie height

at transitional areas.
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The Guidelines outline the Development Management process fiddibg height in suburban/edge locations
from section 3.4. It is acknowledged that newer housing developments outside centres and inner suburbs
i.e. the suburban edges of towns typically not include town-heug3 storeys), duplexes (3-4 storeysil an
apartments (4 storeys upwards). It is recognised that such developnagithess the need for more 1 and 2
bedroom units in line with wider demographic and househaddrfation trends, while at the same time
providing for the larger 3, 4 or more bedroom homes deliveringliom® densities, in the range of 35-50
dwellings per hectare net. There are additional benefits t tlype of development including a variety of
building typologies, enabling households to meet changing accomnuodegjuirements over longer periods
of time without necessitating relocation and they have the beanefiusing traditional construction methods

which can enhance viability.

The Guidelines stat® A 0}%u v3 «Z}po ]v op v (( §]#torey] gevélopiientiwhich &
integrates well into existing and historical neighbourtiscand 4 storeys or more can be accommodated
0}VvPe] /E]+3]vP 0 EP E pJo JvPeU SEE}WSVP % G |lo}w R ARlAB®EE 3So

It is submitted that the development proposed is fully in keeping with the depal@nt management criteria

as outlined by the Guidelines for greenfield suburban edges of towns and has beshtoseffectively create

an attractive urban neighbourhoodBuilding height at the entrance to the application site and future Eastern
Node is used to create a gateway by popping the buildings up to three storey atuhetjon and stepping
down to two storey at the site boundarieBuilding height has been used to create a good sense of enclosure
along the link street with taller apartments (maximum 4 storey) addressing large public parks progidi
strong sense of urban neighbourhood and passive surveillance. Building height is adsbtaslearly define

the beginning of the commercial core with neighbthood centre buildings 3 storey in height. The connective

street pattern id fully DMURS compliant.

Shadow analysis indicate that the minimal increase in shading to surding residential development will
not affect residential amenity. This is achieved due to the separation distances achievedchanddst increases

in building heights within the application site.

SPPR 4t is a specific planning policy requirement that emping the future development of greenfield or edge

of city/town locations for housing purposes, planning authorities reestire:

1. the minimum densities for such locations set out in thidelines issued by the Minister under Section 28 of
§Z Wo vv]vP v A 0}%u V3§ § 111l ~« u v Zet] 8y3D 0o ""uch%drbam §
E + ~7ii6e_ }E vC u v ]JvP }E& & %0 u vS 'u] o]v *V

2. a greater mix of building heights and typologies in planrongfie future development of suburban locations;

and

3. avoid mono-type building typologies (e.g. two storey or own-doosés only), particularly, but not exclusively

so in any one development of 100 units or more

Stephen Ward Town Planning and Development Consultants Limited 91



Steinfort Investments - Strategic Housing Development Statement of Consistency Clonminch, Tullamore, Co.Offaly

The proposed SHD of 349no. dwellings in a mix of 196no. houseslafdo. apartments provides an
appropriate mix of unit types that achieves an efficient density of 35 dwellings per hectake@ping with the
Sustainable Residential Development in Urban AreasGuidelines for Planning Authorities. We note the
content of Circular Letter NRUP 02/2021 which addresses residential densities in towns Bagesi It is
considered that given the existing and projected population of Tullamore, a Key Town and the largest urban

area in County Offaly, the density proposed is appropriate.

5.4 THE PROPOSED DEVELOPMENT AND CONSISTENCESVENHMBNUAL FOR URELAN
ROADS AND STREETS (2013, UPDATED 2019)

The principal tenet of the 201Besign Manual for Urban Roads and Stréete put well-designed streets at the
heart of sustainable communities. The Guidelines aim to promo& adernatives to car journeys and

encourage lower vehicle speeds in urban areas with a view making streets safer.

Figure 5.2: Road Hierarchy

Access to the development and internal access roads serving proposed apartments have begnedes
accordance with DMURS standards. In keeping with the general principles of DMURS, the internal road
network serving the development incorporates speed reduction measures such as raipégstat junctions

and home zones in order to limit vehicles speeds to prioritise residerdiglas for pedestrians and to
incentivise walking and cycling. All roads are wide enough to accommodate access by refusdesetnd

other similar vehicles with turning heads provided where necessary.
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5.5 THE PROPOSED DEVELOPMENT AND CONSISTENGY=VWUHHELINES FOR PLANNING
AUTHORITIESCHILDCARE FACILITIES (2001)

Since the Guidelines came into effect in 2001, some eighyears ago, it is now widely acknowledged that in
order for purpose-built childcare facilities to operate viably autcessfully there needs to be a defined need
and critical mass to support them. All too often it has been the tiagepurpose-built facilities provided in
accordance with the Guidelines have not been taken up by chilgeakéders either because the development

itself does not generate sufficient demand or there is already adegpadvision in the area.

By reference to Circular Letter PL 3-2016 issued by the Department of Envitpr@mnmunity and Local
Government dated 3% of March 2016, it is noted the Department is considering revising2@f@l Childcare
Guidelines. This is acknowledged in the recently publisheth®able Urban Housing: Design Guidelines for

New Apartments which state;

Notwithstanding the Planning Guidelines for Childcare Faci(i#@81), in respect of which a review is to be
progressed, and which recommend the provisioon# child-care facility (equivalent to a minimum of 20 child

places) for every 75 dwelling unitshe threshold for provision of any such facilitiesgarament schemes should

be established having regard to the scale and unit mix ef phoposed development and the existing
geographical distribution of childcare facilities ané #merging demographic profile of the area. One-bedroom

or studio type units should not generally be consideredmdribute to a requirement for any childcare provision

and subject to location, this may also apply%a ES }E AZ}o U &} pv]se A]3Z 5A} }JE u}E E}}

The proposed childcare facility has been designed in accordance with the benchmark of one child-care facility
for every 75 dwellings as provided by the Guidelines for Childcare Facilities. This was consideredragierop
given the mix of dwelling sizes proposed which includes three and four bedroamsdmand the geographical

distribution of existing childcare facilities in Tullamore. The childcare facility has been located in pghase

5.6 THE PROPOSED DEVELOPMENT AND CONSISTENGY: VGIUHDELINES FOR PLANIIING
AUTHORITIEBAPPROPRIATE ASSESSMENT OF PLANS AND PROHGINDIRIRY, REVISED
2010)

With the introduction of the Birds Directive in 1979 and the Habitats Diredti 1992 came the obligation to
establish the Natura 2000 network of sites of highest biodiveisigyortance for rare and threatened habitats
and species across the EU. In Ireland, the Natura 2000 network ofdzurgites comprises Special Areas of
Conservation (SACs, including candidate SACs), and Special Protection Areasc{SAg,droposed SPAS).
The obligation to undertake appropriate assessment derives froml@&g{8) and 6(4) of the Habitats Directive,

and both involve a number of steps and tests that need to be applisdduential order.
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A Natura Impact Statements submitted under separate cover in order to assist An Bord Pleandla in carrying
out an appropriate assessment. The NIS provides an examination, analysis and evaludtiba likely impacts
from the project, both individually and in combination with other plans and projects, in view daftiseientific
knowledge and conservation objectives of the European Site concerned. It is submittecbthtite basis of
the information provided it can be concluded that the proposed development will not regulsignificant
adverse effects to the integrity and conservation status of any European site and there ise&asonable

scientific doubt as to that conclusion.

5.7 THE PROPOSED DEVELOPMENT AND CONSISTENGYEVEHUHDHLINES FOR PLANIING
AUTHORITIESPLANNING SYSTEM AND FLOOD RISK MANAGEMENT (2009)

The Planning System and Flood Risk Management Guidelines recommend aigmacalwapproach when

considering flood risk management in the planning system.

Asite specific flood risk assessment has been undertaken by DBFL Consulting Engiméersubmitted under
separate cover. The application site is considered to be located in Flood Zonéc@ iwisuitable for residential

development.
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APPENDIX AAPARTMENT DESIGN STANDARDBALITY ASSESSMENTS
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