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1.1

This Planning Report and Statement of Consistency has been prepared by McCutcheon Halley
Chartered Planning Consultants on behalf of Alcove Ireland Eight Ltd. to accompany a planning
application to An Bord Pleanála under Section 4 of the Planning and Development (Housing) and
Residential Tenancies Act 2016 in relation to a proposed residential development in Stamullen, Co.
Meath.

1.2

Alcove Ireland Eight Ltd. intend to apply to An Bord Pleanála for permission for a development that
will provide for 184 No. dwellings on lands zoned for residential development (Residential Phase II –
Post 2019).

1.3

The subject site, identified in Figure 1, is 5.3 hectares (5.18 hectares exclusive of service connections
and road areas outside site) and is under the control of the applicant. For the purpose of this report
the 5.18hectare site size will be used for the calculation of density to be provided.

1.4

The overall development will provide for a net density of 35.5 No. units per hectare and is consistent
with the 2009 Guidelines on Sustainable Residential Development in Urban Areas for ‘Outer
Suburban / Greenfield’ sites which states that net residential densities in the general range of 35-50
dwellings per hectare should be achieved on such sites.

1.5

The proposed layout responds to the need to integrate with its surroundings and has given
consideration to the site’s constraints, potentials and topographical context. In response to this, the
development has been designed to reflect the prevailing context of the surrounding area, specifically
with regard to scale, massing and density.

1.6

The development will also facilitate the provision of 16 No. social housing units under a Part V
agreement with Meath County Council.

1.7

This Planning Report and Statement of Consistency has been prepared to specifically address the
requirements of the Regulations and Guidelines issued by An Bord Pleanála.

1.8

Sections 6 and 7 of this report demonstrate that the proposed development is in accordance with the
relevant national policy, ministerial guidelines and development plan policies.

1.9

Our client met with Meath County Council on the 21st of January to discuss the proposed development
of these lands. This informal meeting was held prior to requesting a Section 247 meeting with the
Planning Authority.

1.10

A pre-application consultation was requested with Meath County Council on the 4 th of February.
However, the Planning Authority were unable to facilitate a meeting within 4 weeks of the request
date. It was then agreed to proceed with the submission of a request for a Pre-Application
Consultation with An Bord Pleanála.

1.11

The proposed development site is under the ownership of the applicant. As such, no letter of consent
is required to be submitted to An Bord Pleanála.

Figure 1: Site Location at Silverstream, Stamullen, Co. Meath.

1.12

Alcove Ireland Eight Ltd., a subsidiary of the McGarrell Reilly Group, have extensive experience in
the construction of residential and complementary mixed-use developments. Recent developments
completed by the McGarrell Reilly Group in County Meath include Steeplechase in Ratoath and
Millerstown in Kilcock.

1.13

Alcove Ireland Eight Ltd. are based at George’s Court, 54-64 Townsend Street, Dublin, D02 R156
and are keen to bring forward the subject site for development as quickly as possible.

1.14

This Planning Report and Statement of Consistency should be read in conjunction with the
accompanying detailed documentation, the contents of which are outlined in the cover letter with this
submission.

1.15

This report is structured as follows:
•
•
•
•
•
•
•

Chapter 2 - Site Context and Description;
Chapter 3 - The Proposed Development;
Chapter 4 - Planning History;
Chapter 5 - Justification for the Material Contravention
Chapter 6 - Consistency with National, Regional Policy and Guidelines;
Chapter 7 - Consistency with Local Planning Policy; and
Chapter 8 - Conclusion.

2.1

Stamullen is located in the eastern part of the Meath County Council administrative area, c.1km west
of the M1 Dublin-Belfast Motorway. The town is situated in close proximity to the border with County
Dublin and has developed primarily to the north of the Gormanstown Road and west of Cockhill Road.

2.2

Stamullen is a highly accessible location, in close proximity to Dublin and its associated national and
regional road network. The town also benefits from accessibility to the Gormanstown Railway Station
which is situated c.3.4km to the east, along the main Dublin-Belfast railway line.

2.3

Our client’s site is located c.1km north of Stamullen town centre which is comprised of mature
residential development. The closest bus stop is located at the entrance to the Mountain View
residential development c.850m from the subject site, which is served by the No.192 bus that
connects the site to Balbriggan Rail Station.

2.4

Stamullen is served by an existing primary school (St. Patrick’s National School) located c.2km east
of the subject site at Cockhill Road. Existing community infrastructure comprises several creche
services, St Patrick’s GAA Club, community centre, church, St. Clare’s Home (Care Facility) and a
post office. Local retail services include a Centra convenience store, hairdresser and butcher.

2.5

The subject lands are bound to the west by the Silverstream Court road which provides vehicular
access to the site and bound to the north and north east by greenfield land. The site is immediately
adjoining the existing and well-established Silverstream Park and Mill Way residential developments.
A one-off residential unit is located at the north western corner of the site, and a land / farm holding
situated west of the site on the opposite site of the adjoining road.

2.6

The site is contiguous to the existing built-up footprint of Stamullen town. It is considered that
residential-led development of the site constitutes the logical expansion of the town. Having regard
for the site’s proximity to the Main Street and Stamullen’s established services (c.2km from St.
Patricks National School / St. Patricks GAA Club), development of the lands is regarded as being
consistent with national objectives for consolidation of the town centre.

2.7

The subject site formed part of a larger development as phase 2, which was put on hold due to the
economic downturn. Prior to any construction on site, we note that the site was stripped, attenuation
tanks to serve the site were installed, wayleaves for pipe laying were established and the appropriate
road infrastructure was laid.

2.8

It is also noted that the NPF identified this area as the national entry point to the Country. The NPF
declares the Government’s intention to capitalise upon and further support and promote the inherent
economic potential of the corridor, including settlements along this corridor which include Stamullen.

3.1

The development description proposed at Silverstream in Stamullen is as follows:
“Alcove Holdings Ltd, intend to apply to An Bord Pleanála for permission for a Strategic Housing
Development at this site (c.5.3 Hectares) at Silverstream, Stamullen, Co. Meath.
The development will consist of:
i.

ii.
iii.
iv.

The construction of 184 No. residential units comprising of:
a. 7 No. 2-bedroom houses;
b. 91 No. 3-bedroom houses;
c. 12 No. 4-bedroom houses;
d. 37 No. 1-bedroom apartment units; and,
e. 37 No. 2-bedroom duplex units.
The provision of 148 No. bicycle parking spaces;
A total of 308 No. car-parking spaces; and
New boundary walls and fences, open space, internal site roads, pavements, public lighting,
tree planting, bin storage and associated infrastructure.

3.2

Drawing No. STA-COA-SS-ZZ-DR-A-0204 shows the proposed residential layout which is comprised
of a total of 184 No. residential properties. Specific details relating to each of the residential dwellings
is provided in the Housing Quality Assessment that has been prepared by Coady Architects and
submitted with this application under separate cover.

3.3

Detailed consideration has been given to the provision of public open space and landscaping.
The landscaping masterplan has incorporated a number of different landscaped areas, play areas,
passive open space and active open space. The proposed landscaping enhances the overall quality
of the scheme and incorporates the proposed development within the wider area.

3.4

The Landscape Design Report prepared by Mitchell + Associates provides details of how the site will
be utilised in terms of open space provision, landscaping and planting.

3.5

A total of 308 No. car-parking spaces and 148 No. bicycle parking spaces will be provided as part of
the development.

3.6

The proposed development is a continuation of Silverstream Phase 1 and will utilise the established
connection to Silverstream Road. It is also proposed to construct vehicular connections between the
proposed development and the existing Mill estate.

3.7

The Traffic and Transport Assessment prepared by Hanley Pepper Consulting Engineers and PMCE
Consultants confirms that the proposed development will include 2m wide pedestrian footpaths,
dropped kerb and tactile paving at pedestrian crossing points, public lighting provision, a mixture of
on-street and off-street and internal residential streets with stop controlled junctions (as per DMURS
guidance).

3.8

Pedestrian and cycle links will be provided between the proposed new residential development and
the City North Business Campus. This will facilitate the development of future connectivity routes to
Stamullen town and the surrounding area.

3.9

The indicative masterplan, as included in the DMURS Statement (Figure 2 below) illustrates the future
pedestrian and cycle links that will be provided as part of the development.

Figure 2: Connectivity map at Silverstream, Stamullen, Co. Meath (prepared by Hanley Pepper Consulting
Engineers).

3.10

In terms of the overall infrastructure works, full details are set out in the Site Services Report prepared
by Hanley Pepper Consulting Engineers that is submitted as part of this PAC request.

3.11

Hanley Pepper Consulting Engineers submitted a Pre-Connection Enquiry Form to Irish Water on the
28th of February for the proposed development. The application included foul sewer calculations,
water demand calculations, a Site Location Map and a Site Layout Plan.

3.12

A Confirmation of Feasibility was received from Irish Water and is included with this application pack.

4.1

The subject site shows only 1 No. previous planning application submitted on site as per Meath County
Council records. The table below provides a summary of the relevant planning history, as it relates to
this site.

App. Reg.
Ref.
MCC Reg. Ref.
00/4234

Development Description

Decision Date

New light industrial units incorporating ancillary office
accommodation and associated site works.

MCC Notification of Decision to Grant on
26 March 2001.

Table 4.1 – Planning Application History Summary of lands at Silverstream, Stamullen, Co. Meath.

5.1

The proposal to bring forward this zoned Residential Phase II (Post 2019) land for development within
the lifetime of the current Meath County Development Plan is a material contravention to the adopted
Plan. Having regard to Section 37(2)(b) of the Planning and Development Act 2000 which states:
"2) (a) Subject to paragraph (b), the Board may in determining an appeal under this section decide
to grant a permission even if the proposed development contravenes materially the development plan
relating to the area of the planning authority to whose decision the appeal relates.
(b) Where a planning authority has decided to refuse permission on the grounds that a proposed
development materially contravenes the development plan, the Board may only grant permission in
accordance with paragraph (a) where it considers thati.

the proposed development is of strategic or national importance,

ii.

there are conflicting objectives in the development plan or the objectives are not clearly
stated, insofar as the proposed development is concerned, or

iii.

permission for the proposed development should be granted having regard to regional
planning guidelines for the area, guidelines under section 28, policy directives under section
29, the statutory obligations of any local authority in the area, and any relevant policy of the
Government, the Minister or any Minister of the Government, or

iv.

permission for the proposed development should be granted having regard to the pattern of
development, and permissions granted, in the area since the making of the development
plan".

5.2

The proposed development is a material contravention to the Meath County Development Plan in
terms of phasing only. The subject lands are zoned as Residential Phase II (Post 2019) that restricts
the development of these lands within the lifetime of the current Development Plan.

5.3

However, it is considered that the proposed development provides an opportunity to facilitate the
development of 184 No. dwellings on a suitable site for a number of reasons that include:
•

•
•

•

5.4

Location – the subject site is located along the Dublin-Belfast economic corridor and
is within the Stamullen Development Area Boundary as identified in the current
Development Plan;
Connectivity - immediate access to the M1 is provided nearby with an established
local and regional road system also serving the site;
Connectivity – the subject site is within walking distance of existing public
transportation links that include established bus services and Gormanstown Railway
Station; and,
Services - the subject site is located in close proximity to a range of local services
and amenities already provided in the area.

It is considered that the Meath County Development Plan includes conflicting objectives in relation to
the zoning of these lands as Phase II (Post 2019) and based on the evidence submitted with this
application it should be granted having regard to guidelines under Section 28 and Policy Directives
under Section 29 as mentioned above.

6.1

This section demonstrates how the proposed development is consistent with the relevant objectives
and policies of each of the national policy documents set out in Table 6.1 below.
Document Themes

Document Title

National Planning Policy
Regional Planning Policy

National Planning Framework 2040
Regional Spatial and Economic Strategy

Regional Planning Policy

Regional Planning Guidelines for the
Greater Dublin Area 2010-2022
Rebuilding Ireland: Action Plan for Housing
and Homelessness
Sustainable Urban Housing: Design
standards for New Apartments; Guidelines
for Planning Authorities
Urban Development and Building Height:
Guidelines for Planning Authorities

National Planning Policy
National
Residential
Design Standards

National
Design
Standards for Roads

Guidelines for Planning Authorities on
Sustainable Residential Development in
Urban Areas, and the accompanying Urban
Design Manual
Design Manual for Urban Roads and Streets

Author
Government of Ireland
Principle of Development
Eastern
&
Midland
Regional Assembly
Regional
Planning
Guidelines Office
Government of Ireland

Year of
Publication
2018
2019

2010
2016

Department of Housing,
Planning
and
Local
Government
Department of Housing,
Planning
and
Local
Government
Department
of
Environment,
Heritage
and Local Government;

2018

Department of Transport,
Tourism and Sport and
Department of Housing,
Planning
and
Local
Government

2019

2018

2009

Table 6.1 – National Planning Policy and Ministerial Guidelines

6.2

The National Planning Framework is the Government’s plan to cater for an additional 1 million people
that will be living in Ireland, the additional two-thirds of a million people working in Ireland and half a
million extra homes needed in Ireland by 2040. The National Planning Framework was published in
February 2018 and replaced the National Spatial Strategy.

6.3

The Framework focuses on:
•

Growing our regions, cities, towns, villages and rural fabric;

•

Building more accessible urban centres of scale; and

•

Better outcomes for communities and the environment through more effective and coordinated planning, investment and delivery.

6.4

As a strategic development framework, Ireland 2040 sets out the long-term context for our
country’s physical development and associated progress in economic, social and environmental
terms and also in an island, European and global context. The NPF will be underpinned by supporting
policies and actions at sectoral, regional and local levels.

6.5

Table 6.2 demonstrates how this proposal is consistent with the relevant policies, principles and
guidelines of the NPF.

National
Policy
Objective

Relevant Policy / Principle / Guideline

Statement of Consistency

4

Ensure the creation of attractive, liveable, well designed, high
quality urban places that are home to diverse and integrated
communities that enjoy a high quality of life and well-being.

✓ The proposed development will create a high-quality residential development that will achieve a balance between
density and open space.
✓ This proposal offers a broad range of accommodation choice in terms of both unit size and configuration that will
be attractive to a range of people and capable of accommodating households with different needs.
✓ Specific details of accommodation units to be provided on site is included in the Housing Quality Assessment
prepared by Coady Architects.
✓ A density of 35.5 units per hectare will be achieved.

5

Develop cities and towns of sufficient scale and quality to
compete internationally and to be drivers of national and
regional growth, investment and prosperity.

✓ The proposed development will facilitate the construction of 184 No. residential dwellings and considerably
increase the population of Stamullen.

18a

Support the proportionate growth of an appropriately designed
development in rural towns that will contribute to their
regeneration and renewal, including interventions in the public
realm, the provision of amenities, the acquisition of sites and the
provision of services.

✓ The proposed development has been appropriately designed, including the provision of public open space
amenity, whilst also providing links to the surrounding area, e.g. pedestrian and cycle links.

18b

Develop a programme for “new homes in small towns and
villages” with local authorities, public infrastructure agencies
such as Irish Water and local communities to provide serviced
sites with appropriate infrastructure to attract people to build
their own homes and live in small towns and villages.

✓ As part of the consultation process in the evolution of this proposed development, Irish Water and Meath County
Council have been consulted. This has informed how this site will be developed and phased.

27

Ensure the integration of safe and convenient alternatives to the
car into the design of our communities, by integrating physical
activity facilities for all ages, particularly prioritising walking and
cycling accessibility to both existing and proposed future
development in all settlements.

✓ Public open space and footpaths within the public open space have all been incorporated into the proposed
development to ensure that safe and convenient alternative methods of transport are available for future
residents.
✓ The proposed development will be compliant with Design Manual of Urban Roads and Streets (DMURS) and
National Cycle Manual (NCM).

32

To target the delivery of 550,000 additional households to 2040.

✓ The proposed development will contribute 184 No. new residential dwellings to this target.

33

Prioritise the provision of new homes at locations that can
support sustainable development and at an appropriate scale of
provision relative to location.

✓ The proposed development is considered to be a natural extension to the town of Stamullen and is located within
the existing Development Area Boundary as per the current Development Plan.
✓ The subject site is well served by a variety of public transport services including bus and rail as outlined in the
TTA.
✓ Subject site is also in close proximity to the M1 motorway.

✓ The development of this site will also support existing businesses and services in Stamullen.

35

Increase residential density in settlements, through a range of
measures including reductions in vacancy, re-use of existing
buildings, infill development schemes, area or site-based
regeneration and increased building heights.

✓ The density of development must be balanced with the protection of surrounding amenities. In this regard, the
scale, massing and urban grain have been developed to integrate with the prevailing context of the surrounding
area.
✓ The Government Circular (PL8/2016) issued to Local Authorities addresses the Action Plan for Housing and
Homelessness ‘Rebuilding Ireland’. The Circular notes that there is an immediate and pressing need for all suitable
potential sources of supply to be activated as speedily as possible and development plans should be flexible to
take account of changing circumstances or issues unforeseen at the time of the original making of the plan.
✓ The proposed scheme addresses all of the criteria associated with increased density and will accommodate 186
No. dwellings at a density of 35.5uph without compromising residential amenity.

53

Support the circular and bio economy including in particular
through greater efficiency in land management, greater use of
renewable resources and by reducing the rate of land use
change from urban sprawl and new development.

✓ Section 9.2 of the NPF states that 40% of new housing should be built within infill and brownfield lands and
encourage re-use of existing building stock. Consequently 60% of all growth would still need to be built on
sustainable greenfield sites, such as this site, which is zoned for residential development in the MCDP (20132019).

57

Enhance water quality and resource management by:

✓ Sustainable water management solutions such as Sustainable Urban Drainage (SUDS) and non-porous surfacing
will be incorporated into the proposed development.
✓ Further details are provided in the Site Services Report and Site-Specific Flood Risk Assessment prepared by
Hanley Pepper and submitted with the application documents.

•

Ensuring flood risk management informs place-making
by avoiding inappropriate development in areas at risk
of flooding in accordance with The Planning System
and Flood Risk Management Guidelines for Planning
Authorities.

•

Integrating sustainable water management solutions,
such as Sustainable Urban Drainage (SUDS), nonporous surfacing and green roofs, to create safe
places.

63

Ensure the efficient and sustainable use and development of
water resources and water services infrastructure in order to
manage and conserve water sources in a manner that supports
a healthy society, economic development requirements and a
cleaner environment.

✓ As part of the consultation process to date, Irish Water and Meath County Council have been consulted. Feedback
provided has informed how this site will be developed / phased.
✓ SUDS measures are incorporated as appropriate into the proposed design.
✓ Full details are contained within the Site Services Report submitted with this application.

75

Ensure that all plans, projects and activities requiring consent
arising from the National Planning Framework are subject to the
relevant environmental assessment requirements including
SEA, EIA and AA as appropriate.

✓ An Environmental Report (McCutcheon Halley) and an AA Screening Report (Openfield) are submitted with this
request for a PAC.

Table 6.2 – Statement of Consistency with the NPF

6.6

6.7

Furthermore, the NPF sets out a two-tier approach to land zoning as follows:
•

Tier 1: Serviced Zoned Land

•

Tier 2: Serviceable Zoned Land

The NPF states the following:
“This zoning comprises lands that are not currently sufficiently serviced to support new
development but have potential to become fully serviced within the life of the plan i.e. the
lands are currently constrained due to the need to deliver some or all development
services required to support new development, i.e. road or footpath access including
lighting, foul sewer drainage, surface water drainage, water supply and/or additional
service capacity.
These lands may be positioned within the existing built-up footprint of a settlement, or
contiguous to existing developed lands or to tier 1 zoned lands, where required to fulfil
the spatially sequential approach to the location of the new development within the
identified settlement.”

6.8

Specific details relating to existing services are provided in the Site Services Report submitted with
this application.

6.9

Irish Water have also been contacted by Hanley Pepper Consulting Engineers in relation to a preconnection enquiry. A Confirmation of Feasibility has been received from Irish Water and is submitted
with the application documents.

6.10

The subject site is within the development boundary of Stamullen and represents a suitable site for
the development of residential dwellings.

6.11

The matter of scale is addressed in Section 7 of this report, which confirms that the proposed
development of the site for 184 No. residential units, at a density of 35.5 dwellings per hectare is
responding to the characteristics of the site, its location and adheres to density guidelines outlined in
the 2009 Guidelines on Sustainable Residential Development in Urban Areas for ‘Outer Suburban /
Greenfield’.

6.12

The lands represent an opportunity to provide a residential development on lands zoned for
residential development at an appropriate scale and density that meets the current and future
aspirations of Stamullen.

6.13

The purpose of the RSES is to support the implementation of the National Planning Framework, and
the economic policies and objectives of the Government by providing a long-term strategic planning
and economic framework for the development of the regions.

6.14

It will take a strategic approach over a 12-20-year period and covers nine counties containing twelve
local authorities, including Meath County Council. The region includes 3 sub regions or Strategic
Planning Areas (SPAs), namely the Midland, Eastern and Dublin (see Figure 3 below):

Figure
3:
The
Regional
Assemblies and Eastern and
Midland Region

6.15

Section 4 of the RSES (People and Places) states that at the core of the RSES will be the
consideration of a settlement hierarchy for the region, which sets out the key location for population
and employment growth, coupled with investment in infrastructure and services to meet those growth
needs.

6.16

Table 6.3 demonstrates how the proposal is consistent with the relevant policy, principles and
guidelines of the RSES.

Reference

Relevant Policy / Principle / Guideline

Statement of Consistency

Compact
Urban
Development
– RPO 3.2

Local authorities, in their core strategies shall set out
measures to achieve compact urban development
targets of at least 50% of all new homes within or
contiguous to the built-up area of Dublin city and
suburbs and a target of at least 30% for other urban
areas.

The proposed development is located
along the Dublin-Belfast economic corridor
and is within the Hinterland Area as
identified in the Regional Planning
Guidelines for the Greater Dublin Area
2010-2022.
The proposed development will facilitate
the construction of 184 No. dwellings and
assist in meeting the target of providing at
least 50% of all new homes within or
contiguous to the built-up area of Dublin
city and suburbs.

Settlement
Strategy
RPO 4.2

Infrastructure investment and priorities shall be aligned
with the spatial planning strategy of the RSES. All
residential and employment developments should be
planned on a phased basis in collaboration with
infrastructure providers so as to ensure adequate
capacity for services (e.g. water supply, wastewater,
transport, broadband) is available to match projected
demand for services and that the assimilative capacity
of the receiving environment is not exceeded.

There is sufficient existing and planned
infrastructure within Stamullen, coupled
with
the
supporting
infrastructure
proposed as part of this planning
application to ensure there is sufficient
capacity to service the proposed
residential development.

Future statutory land use plans shall include Strategic
Flood Risk Assessment (SFRA) and seek to avoid
inappropriate land use zonings and development in
areas at risk of flooding and to integrate sustainable
water management solutions (such as SUDS, nonporous surfacing and green roofs) to create safe places
in accordance with the Planning System and Flood
Risk Assessment Guidelines for Local authorities.

This application is accompanied by a SiteSpecific Flood Risk Assessment, prepared
by Hanley Pepper, and demonstrates that
the proposed development is acceptable
in flood risk terms.

Integration of
Transport and
Land
Use
Planning
–
RPO 8.3

That future development is planned and designed in a
manner which maximises the efficiency and protects
the strategic capacity of the metropolitan area transport
network, both existing and planned and to protect and
maintain regional accessibility.

At a density of 35.5 dwellings per hectare,
the development as proposed is
considered an efficient use of the site.

–

Design standards for new apartment developments
should encourage a wider demographic profile which
actively includes families and an ageing population.

The proposed apartments adhere to
national apartment standards, as well as
being designed to accommodate a mixed
demographic profile.

Flooding
RPO 7.12

Housing
RPO 9.4

–

–

The design also incorporates the
implementation of SuDS methodologies.

Specific details of the residential dwellings
to be provided on site are provided in the
Housing Quality Assessment prepared by
Coady Architects.

Table 6.3 – Statement of Consistency with the RSES

6.17

The Regional Planning Guidelines (RPGs) is the policy document which aims to direct the future
growth of the Greater Dublin Area (GDA) and works to implement the strategic planning framework
set out in the National Spatial Strategy. It informs and directs the City and County Development Plans
of each of the Council’s in the GDA.

6.18

Stamullen is identified as being located within the Hinterland Area as defined in Figure 12 (Settlement
Strategy for the GDA). The Hinterland Area is defined as:
“Lands between the edge of the Metropolitan areas and the outer boundary of the GDA
and include a range of towns from large busy towns to small rural focused villages and
large areas of agricultural and natural lands and amenity locations, and contains large
and active rural communities. These towns, located on key destination points form part
of dynamic connections with Dublin City and with other major towns and Gateways in the
State and beyond.”

6.19

Section 4.5 of the RPGs includes the settlement strategy for the GDA and states that towns in the
lower tiers, such as Stamullen, should grow at a sustainable scale in line with natural increase, growth
in economic activity in the area and the quality and capacity of public transport available to existing
and future populations.

6.20

Page 95 (Small Towns) states that growth in these towns need to ensure that these areas are
managed “in line with the ability of local services to cater for any growth, responding to local demand
and in line with the recommendations for small towns described in the DoEHLG Guidelines Sustainable Residential Development in Urban Areas.”

6.21

Table 6.4 demonstrates how the proposal is consistent with the relevant policy, principle and
guidelines of the RPG.

Reference

Relevant Policy / Principle / Guideline

Statement of Consistency

SR2

Future expansion in housing land areas in all towns should
follow a clear sequential approach in accordance with the
Development Plan Guidelines and the Sustainable
Residential Development in Urban Area Guidelines with
options and opportunities for brownfield/regeneration sites
prioritised, and any large designation of new housing lands
expanding the current built up footprint of the Metropolitan
Area should be directly linked to provision of new, existing
or upgraded high quality rail based public transport
services.

The subject site is zoned for residential
development, albeit with a Phase II (Post
2019) zoning. The principle has therefore
been established, with only the matter of
phasing to consider.

SR3

Towns and lands zoned outside of key priority locations
shall be managed through phasing policies in Local/ Town/
County Development Plans to ensure that limited amounts
over a longer time period are developed to allow for natural
increase and local needs, without undermining the
settlement strategy of the RPGs and to ensure that
focused growth in designated growth towns can be
achieved during the life of the County Development Plan.

PIR16

Ensure that future capacity is provided in growth towns
through expansion and upgrading of facilities where
necessary and/or exploration of alternatives such as
connecting to adjoining drainage systems or changes to
catchments to enable growth towns to provide for the
population growth envisaged in the settlement strategy
and thus enable a more sustainable settlement pattern to
be supported.

The proposed development is supported
by sufficient foul, water and surface water
drainage proposals.

Full implementation of new development and
environmental management policies developed in the
GDSDS project, including Sustainable Drainage Systems
(SuDS).

The proposal is in accordance with the
GDSDS.

SIR1

The delivery of housing needs to follow sustainable models
through avoiding low density car-based development
forms and be focussed on medium densities which will
support and be integrated with a range of community
facilities within accessible walking distances. Where lands
are close to public transport nodes/stations or QBC
corridors the density and connectivity of developments
should directly support increased population being able to
benefit from good transport links.

The proposed density of 35.5uph is
considered to be an effective use of the
site and will facilitate the development of
Stamullen within the existing Development
Area Boundary.

SIR2

Councils should require that all residential development be
of high quality in design, layout and space provision, and
create a mix of typologies and tenure within residential
areas, in line with the Departmental Guidelines.

The proposed development is of high
quality,
as
demonstrated
in
the
Architectural Design Statement and
drawings which shows a mix of 1, 2, 3 and
4 no. bedroom properties proposed on
site.

PIR20

Specific details are contained in the Site
Services Report prepared by Hanley
Pepper Consulting Engineers.

Further details are provided in the Site
Services Report that is submitted with the
application documents.

All dwellings are in accordance with local
and national standards.
FR1

New development should be avoided in areas at risk of
flooding. Alongside this, the Regional Flood Risk Appraisal
recognises the need for continuing investment and
development within the urban centres of flood vulnerable
designated growth towns and the City and for this to take
place in tandem with the completion of CFRAM Studies
and investment in comprehensive flood protection and
management

FR2

Development and Local Area Plans should include a
Strategic Flood Risk Assessment and all future zoning of
land for development in areas at risk of flooding should
follow the sequential approach set out in the Departmental
Guidance on Flood Risk Management. All Flood Risk
Assessments and CFRAM studies should take place in
coordination and consultation with adjoining local
authorities and regions and in coordination with the
relevant River Basin Management Plans.

See the Site-Specific Flood Risk
Assessment prepared by Hanley Pepper
Consulting Engineers for specific details.

Table 6.4 – Statement of Consistency with the RPGs for the GDA

Aspect

Key Objective

Policy Provision

Statement of Consistency

Pillar 2:
Accelerate
Social
Housing

Increase the level and
speed of delivery of
social housing and
other State supported
housing.

Key actions:

The proposed development will
provide 16 No. social housing
units in line with legislative
requirements.

47,000 social housing units delivered by
2021, supported by investment of €5.35
billion.
Accelerated Housing Assistance Payment
(HAP) delivery.
NTMA/Private Sector Housing Fund to
deliver increased housing supply.

The development will therefore
contribute towards the delivery
of social housing units as set
out within Pillar 2 of the Action
Plan.

Mixed-Tenure Development on State
Lands and other lands.
Establishment of a Housing Delivery
Office and Housing Procurement Unit.
Extensive supports for Local Authorities
and Approved Housing Bodies.
Streamlined approval process.
Housing for specific groups: meeting the
needs of the vulnerable.
Pillar
3:
Build More
Homes

Increase the output of
private housing to meet
demand at affordable
prices.

Key actions:
Doubling of output to deliver over 25,000
units per annum on average over the
period of the Plan (2017-2021)

The proposed development will
provide 184 No. residential
units
and
will
therefore
contribute to this target.

Table 6.5 – Rebuilding Ireland: Action Plan for Housing and Homelessness

6.22

Sustainable Urban Housing Design Standards for New Apartments were published in March 2018.
These guidelines provide updated guidance on apartment developments in response to the National
Planning Framework and Rebuilding Ireland and replace the 2015 Sustainable Urban Housing:
Design Standards for New Apartments; Guidelines for Planning Authorities. Much of the previous
guidelines remain valid, particularly those matters in relation to design quality safeguards such
as internal space standards for 1, 2 and 3-bedroom apartments, floor to ceiling height, internal
storage and amenity space.

6.23

To respond to the residential delivery targets, as set out in the NPF, the guidelines have been
amended to ensure that apartment living is an increasingly attractive and desirable housing option
for a range of household types and tenures. Paragraph 1.10 refers to those parts of the previous
guidelines that have been amended and new areas addressed in order to:

6.24

•

Enable a mix of apartment types that better reflects contemporary household formation and
housing demand patterns and trends, particularly in urban areas;

•

Make better provision for building refurbishment and small-scale urban infill schemes;

•

Address the emerging “build to rent” and “shared accommodation” sectors; and

•

Remove requirements for car parking in certain circumstances where there are better mobility
solutions and to reduce costs.

Table 6.6 demonstrates how the proposal is consistent with the relevant policy, principle and
guidelines of Sustainable Urban Housing – Design Standards for New Apartments (2018).

Matter
Location

Relevant Policy / Principle / Guideline
Apartments and Statutory Development Plans
Identifying the type of location in cities and towns that may be suitable for apartment development will be
subject to local determination by the planning authority. The site at Stamullen falls into the following category:
2) Intermediate Urban Locations
Generally suitable for smaller-scale, higher density development that may wholly comprise apartments, or
alternatively, medium-high density residential development of any scale that includes apartments to some
extent (will also vary, but broadly >45 dwellings per hectare net) including:
•
Sites within or close to i.e. within reasonable walking distance (i.e. up to 10 minutes or 800-1,000m),
of principal town or suburban centres or employment locations, that may include hospitals and third
level institutions;
•
Sites within walking distance (i.e. between 10-15 minutes or 1,000-1,500m) of high capacity urban
public transport stops (such as DART, commuter rail or Luas) or within reasonable walking distance
(i.e. between 5-10 minutes or up to 1,000m) of high frequency (i.e. min 10-minute peak hour
frequency) urban bus services or where such services can be provided;
•
Sites within easy walking distance (i.e. up to 5 minutes or 400-500m) of reasonably frequent (min. 15minute peak hour frequency) urban bus services.
The range of locations is not exhaustive and will require local assessment that further considers these and
other relevant planning factors.

Statement of Consistency
✓ The proposed 37 No. 1-bedroom apartment units and 37 No. 2bedroom duplex units account for 40.2% of the overall
development proposal.
✓ It is considered that the apartment and duplex units offer an
alternative and appropriate type of accommodation within the
Stamullen housing market that will meet the housing demand and
needs identified within the area.
✓ Some of these units form part of the Part V proposal, which has
been agreed by Meath County Council.

While the provision of apartments may not be required below the 45 dwellings per hectare net density threshold,
they can allow for greater diversity and flexibility in a housing scheme, whilst also increasing overall density.
Apartments may be considered as part of a mix of housing types in a given housing development at any urban
location, including suburbs, towns and villages.
Mix

Specific Planning Policy Requirement 1
Apartment developments may include up to 50% one bedroom or studio type units (with no more than 20-25%
of the total proposed development as studios) and there shall be no minimum requirement for apartments with
three or more bedrooms. Statutory development plans may specify a mix for apartment and other housing
developments, but only further to evidence based Housing Need and Demand Assessment (HDNA), that has
been agreed on an area, county, city or metropolitan area basis and incorporated into the relevant development
plan(s).
Apartment Design Standards
Apartment Floor Specific Planning Policy Requirement 3
Area
Minimum Apartment Floor Areas:
✓ Studio apartment (1 person) – 37 sq m
✓ 1-bedroom apartment (2 persons) - 45 sq.m
✓ 2-bedroom apartment (4 persons) - 73 sq.m
✓ 3-bedroom apartment (5 persons) - 90 sq.m
Paragraph 3.6 states that planning authorities may also consider a two-bedroom apartment to accommodate
3 persons, with a minimum floor area of 63 square metres, in accordance with standards set out in Quality
Housing for Sustainable Communities.

✓ All of the proposed apartment and duplex units meet and exceed
the prescribed minimum floor space required. Further details are
provided in the Housing Quality Assessment prepared by Coady
Architects.
✓ All of the proposed apartment and duplex units meet the
prescribed minimum floor space.
✓ Please refer to the Housing Quality Assessment for details of all
dwelling sizes.

Paragraph 3.7 states that it would not be desirable that this type of two-bedroom unit would displace the current
two-bedroom four-person apartment. Therefore, no more than 10% of the total number of units in any private
resident development may comprise this category of two-bedroom, three-person apartment.
This is to allow for potential social housing provision further to Part V of the Planning and Development Act
2000 (as amended), or if this type of unit is not required to meet social housing requirements, that it would
allow for an acceptable level of variation in housing type.
Safeguarding
Higher
Standards

Dual
Ratio

Aspect

It is a requirement that the majority of all apartments in any proposed scheme of 10 or more apartments shall
exceed the minimum floor area standard for any combination of the relevant 1, 2 or 3-bedroom unit types by a
minimum of 10%.
Paragraph 3.12 states that the requirement for more than half of the apartments in a scheme to generate
additional floorspace that would exceed the minimum floor area standard by at least 10%, may be applied
differently to schemes of 10 up to 99 units. It is acceptable to redistribute the minimum 10% additional
floorspace requirement throughout the scheme, i.e. to all proposed units, to allow for greater flexibility.
Paragraph 3.16 states that ultimately the daylighting and orientation of living spaces is the most important
objective.
Paragraph 3.17 states that:
•
where there is a greater freedom in design terms, such as in larger apartment developments on
greenfield sites, where requirements like street frontage are less onerous, it is an objective that there
shall be a minimum of 50% dual aspect apartments.
•
Ideally, any 3-bedroom apartments should be dual aspect.
Paragraph 3.18 states:
•
Where single aspect apartments are provided, the number of south facing units should be maximised,
with west or east facing single aspect units also being acceptable.
•
Living spaces in apartments should provide for direct sunlight for some part of the day.
•
North facing single aspect apartments may be considered, where overlooking a significant amenity
such as a public park, garden or formal space, or a water body or some other amenity feature
•
Particular care is needed where windows are located on lower floors that may be overshadowed by
adjoining buildings

✓ All proposed apartments exceed the minimum floor areas.
✓ Please refer to the Housing Quality Assessment for details of all
dwelling sizes.

✓ Details relating to the orientation of all apartments is provided in
the Housing Quality Assessment.

Specific Planning Policy Requirement 4
The minimum number of dual aspect apartments that may be provided in a single apartment scheme shall be
33% in more central and accessible urban locations, where it is necessary to ensure good street frontage and
subject to high quality design. Otherwise, it is an objective that there shall generally be a minimum of 50%
dual aspect apartments in a single scheme.
Floor to Ceiling
Height

Paragraph 3.21 and 3.22 requires:
•
that minimum ceiling heights accord with the Building Regulations (i.e. 2.4m);
•
ceiling heights at ground floor level should be greater, a minimum 2.7m; and
•
consider 3.0m on the ground floor of multi-storey buildings.

✓ Floor to ceiling height requirements will be adhered to as
required.

Specific Planning Policy Requirement 5
Ground level apartment floor to ceiling heights shall generally be a minimum of 2.7m and shall be increased,
either at ground level only or in conjunction with all floors in an apartment block or building, in certain
circumstances.
Internal Storage

Paragraph 3.31 states that:
•
provision should be made for storage and utility (additional to kitchen/bedroom furniture), specifically
for household utility functions such as clothes washing and the storage of bulky personal or
household items.
•
As a rule, no individual storage room within an apartment should exceed 3.5 sq.m

✓ Storage provision is compliant with the Guidelines as required.
✓ Please refer to the Housing Quality Assessment for details of all
internal storage areas.

Section 3.32 and 3.33 states that secure storage can be provided outside individual units, and this may be
used to satisfy up to half of the minimum storage requirement for individual apartment units.
Minimum storage space requirements are as follows:
•
One bedroom – 3 square meters
•
Two bedrooms (3 person) – 5 square metres
•
Two bedrooms (4 person) – 6 square metres
•
Three of more bedrooms – 9 square metre
Private Amenity
Space

Security
Consideration

Paragraph 3.35 requires that private amenity space shall be provided in the form of gardens or patios/terraces
for ground floor apartments and balconies at upper levels. Where provided at ground level, private space shall
incorporate appropriate boundary treatment. It should be located to optimise solar orientation and minimise
overshadowing and overlooking.
Paragraph 3.37 states that a minimum depth of 1.5m is required for balconies and they should be primarily
accessed from living rooms.
Minimum floor areas for private amenity space are as follows:
•
One bedroom – 5 square meters
•
Two-bedroom (3 person) – 6 square metres
•
Two-bedroom (4 person) – 7 square metres
•
Three-bedroom – 9 square metres
Paragraph 3.40 states that apartment developments should provide residents and visitors with a sense of
safety, by maximising natural surveillance of streets, open spaces, play areas and any surface bicycle or car
parking.

✓ Private amenity provision is consistent with the requirements.
✓ Please refer to the schedule of accommodation in the
Architectural Design Statement for details of all dwelling sizes.

✓
✓

All open spaces are overlooked to enhance local passive
security and to create a sense of local ‘ownership’.
All public open space is overlooked by development and forms
an integral part of the local housing character.

Accordingly, blocks and buildings should overlook the public realm. Entrance points should be clearly
indicated, well lit, and overlooked by adjoining dwellings. Particular attention should be given to the security of
ground floor apartments and access to internal and external communal areas.
Communal Facilities in Apartments
Access
and Paragraph 4.1 requires apartment schemes to be capable of meeting the changing needs of occupants through
Services
compliance with Part M of the building regulations.
Paragraph 4.2 states that hallways and shared circulation areas should be appropriate in scale, well-lit with
some natural light and adequate ventilation.

✓

All apartments are designed to comply with Part M of the
building regulations.

Refuse Storage

Communal
Amenity
Facilities

Children’s Play

Paragraph 4.8 requires that provision shall be made for the appropriate storage and collection of waste
materials in apartment schemes. Refuse facilities shall be accessible to each apartment stair / life core and
designed with regard to the projected level of waste generation and types and quantities of receptacles
required.
Within apartments, there should be adequate provision for the temporary storage of segregated materials prior
to deposition in communal waste storage.
Paragraph 4.9 outlines the following general design considerations:
✓ Sufficient communal storage area to satisfy the three-bin system for the collection of mixed dry
recyclables, organic waste and residual waste;
✓ In larger apartment schemes, consideration should also be given to the provision of separate
collection facilities for other recyclables such as glass and plastics;
✓ Waste storage areas must be adequately ventilated so as to minimise odours and potential nuisance
from vermin/flies;
✓ Provision in the layout for sufficient access for waste collectors, proximity of, or ease of access to,
waste storage areas from individual apartments, including access by disabled people;
✓ Waste storage areas should not present any safety risks to users and should be well-lit;
✓ Waste storage areas should not be on the public street and should not be visible to or accessible by
the general public.
✓ The capacity for washing down waste storage areas, with wastewater discharging to the sewer.
Paragraph 4.10 requires the provision and proper future maintenance of well-designed communal amenity
space is critical in meeting the amenity needs of residents. The design must ensure that the heights and
orientation of adjoining blocks permit adequate levels of sunlight.
The minimum floor areas for communal amenity space is as follows:
•
Two bedrooms (3 person) – 6 square metres
•
Two bedrooms (4 person) - 7 square metres
•
Three bedrooms – 9 square metres
Paragraph 4.13 requires that the recreational needs of children must be considered as part of communal
amenity space within apartment schemes. Children’s play needs around the apartment building should be
catered for:
•
Within the private open space associated with individual apartments;
•
25 + units - small play spaces 85 - 100 sq.m for toddlers and children to age 6, with suitable play
equipment, seating and within sight of buildings.

✓
✓

✓
✓

✓

Internal resident waste segregation and recycling will be
provided.
External refuse storage areas will be provided in appropriate
locations throughout the development.

Public and private open space will be provided for within the
development as required.
Please refer to the Schedule of Accommodation for specific
details relating to private open space.

Details of all children’s play areas are outlined in the Landscape
Design Report prepared by Mitchell and Associates.

The perimeter block with a central communal open space is particularly appropriate for children’s play,
especially if access from the street is controlled. The landscape design and orientation of play areas can
contribute significantly to their amenity value.
Car Parking

Paragraph 4.18 states that the quantum of car parking provision for any such provision for apartment
developments will vary, having regard to the types of location in cities and towns that may be suitable for
apartment development, broadly based on proximity and accessibility criteria.
Paragraph 4.22 states that for peripheral and / or less accessible urban locations, one car parking space per
unit, together with an element of visitor parking, such as one space for every 3-4 apartments, should generally
be required.

✓

The proposed development will provide for 308 No. car
parking spaces.

Bicycle Parking

Paragraph 4.17 states that accessibility to, and secure storage of, bicycles if a key concern. Requirements of
these guidelines include:

✓

148 No. bicycle parking spaces will be provided as part of the
proposed development.

✓

Please refer to the Schedule of Accommodation for further
evidence of consistency with these requirements.

✓

Please refer to the Schedule of Accommodation for further
details relating to the aspect and orientation of the proposed
apartments.

✓

Please refer to Schedule of Accommodation for details of room
dimensions and areas.

✓

A Building Lifecycle Report will be submitted with the final
application to An Bord Pleanála.

•

Location – cycle storage facilities should be directly accessible from the public road or from a shared
private area
•
Quantity – general minimum standard of 1 cycle storage space per bedroom shall be applied, with
visitor cycle parking provided at a standard of 1 space per 2 residential units. Any deviation from
these standards shall be at the discretion of the planning authority and shall be justified with respect
to factors such as location, quality of facilities proposed, flexibility for future enhancement /
enlargement etc.
•
Design – cycle storage shall be provided in a dedicated facility of permanent construction, within the
building footprint or where this is not feasible, within an adjacent or adjoining purpose-built structure.
•
Management – An acceptable quality of cycle storage requires a management plan ensuring the
effective operation and maintenance of cycle parking. Cycle parking shall be the subject of a funded
maintenance regime that ensure facilities are kept clean, free of graffiti, well-lit and parking equipment
properly maintained.
•
Further information in relation to the design and provision of cycle storage for apartment developments
can be found in the National Cycle Manual (National Transport Authority, 2011) and Bike Parking
Infrastructure Guidance (Dublin Cycling Campaign, 2017).
Apartments and the Development Management Process
Schedule
of Paragraph 6.1 states that all applications for planning permission for apartment schemes or mixed housing
Accommodation
developments that include apartments, must include a schedule that details the number and type of apartments
and associated individual unit floor areas, as part of the planning application process.
Paragraph 6.2 states that a schedule of apartment accommodation should identify the proposed apartments
that exceed the minimum floor area standard in schemes with 10-99 apartments.
Apartment unit schedules should detail proposed private amenity space and internal (and any external) storage
space associated with each apartment.
The schedule should also detail the aspect of each apartment, i.e. whether dual or single. In the case of single
aspect apartments, the schedule should specify orientation. It would also assist the planning assessment
process if the schedule were to reference the primary stair-core / lift access point to each apartment.
Floor areas should be in square metres and should be calculated from internal room dimensions. In addition
to the above, planning application drawings must include the principal dimensions of each room as well as the
aggregate floor area of each room
Paragraphs 6.11 to 6.14 set out that the long-term management and maintenance structures that are put in
place for an apartment scheme is a critical aspect of this form of residential development. It is essential that
robust legal and financial arrangements are provided to ensure an apartment development is properly
managed, with effective and appropriately resourced maintenance.
Therefore, consideration of the long-term running costs and eventual manner of compliance with the Multi-Unit
Developments Act, 2011 are matters which should be considered as part of any assessment of a proposed
apartment development.
Therefore planning applications for apartment development shall include a building lifecycle report which in
turn includes an assessment of long term running and maintenance costs as they would apply on a per

residential unit basis at the time of the application, as well as demonstrating what measures have been
specifically considered by the proposer to effectively manage and reduce costs for the benefit of residents.
The Multi Unit Developments Act, 2011(MUD Act) sets out the legal requirements regarding management of
apartment developments. In this regard it is advised that when granting planning permission for such
developments, planning condition that require:
•
•
•

Compliance with the MUD Act
Establishment of an Owners Management Company (OMC); and
Establishment and ongoing maintenance of a sinking fund commensurate with the facilities in a
development that require maintenance and renewal

Table 6.6 - Sustainable Urban Housing – Design Standards for New Apartments (2018)

6.25

These Guidelines identify the need for government policy to support increased building height in
locations with good public transport accessibility. It is considered that increased building height
should be actively pursued in suitable locations. Furthermore, the document states that ‘blanket
numerical limitations on building height’ should be avoided.

6.26

The proposed development will provide a mix of dwellings in the form of houses, duplex units and
apartments. The proposed height to be provided on site is 3-storeys. Given Stamullen’s location and
proximity to public transport infrastructure the proposed height to be provided on site is considered
acceptable.

6.27

The aim of these guidelines is to set out the key planning principles, which should be reflected in
development plans and local area plans, and which should guide the preparation and assessment of
planning applications for residential development in urban areas.

6.28

The matter of density is considered in Chapter 5 (Cities and Larger Towns) and Chapter 6 (Small
Towns and Villages) of the Guidelines.

6.29

Paragraph 5.11 (f – Outer Suburban / Greenfield Sites) states that the greatest efficiency in land
usage on such lands will be achieved by providing net residential densities in the general range of
35-50 dwellings per hectare and such densities (involving a variety of housing types where possible)
should be encouraged generally. Developments at net densities of less than 30 dwellings per hectare
should generally be discouraged in the interests of land efficiency.

6.30

Chapter 6 of the Guidelines states that smaller-towns are those settlements with a population of 400
to 5,000 people. Stamullen, as per the 2016 Census, has a population of 3,361.

6.31

Paragraphs 6.9 to 6.13 refer to the three location types for sites, namely:
•
•
•

6.32

Centrally located sites – seeks densities of 30-40+ dwellings per hectare
Edge of centre sites – seeks densities of 20-35 dwellings per hectare; and
Edge of small town / villages - appropriate in controlled circumstances to consider
proposals for developments of less than 15-20 dwellings per hectare.

Table 6.7 below demonstrates how the proposed development is consistent with the relevant policies,
principles and guidelines of the Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas:

Reference

Appropriate
locations
increased
densities

for

Paragraph 6.3
General advice

Paragraph 6.8 –
Layout
and
design
considerations

Paragraphs 6.11
to 6.13 – Density
Standards

Relevant Policy /
Principle /
Guideline

Statement of Consistency

(f) Outer Suburban /
“Greenfield” Sites

✓ A density of 35.5 units per hectare will be achieved. This is considered
appropriate as it contributes to the natural expansion of Stamullen
within the Development Area Boundary.
✓ It also responds to housing market demands and will facilitate the
provision of 184 No. residential units.
✓ The site is zoned for residential development. As such, it has been
identified by the Council as an acceptable greenfield site in a suitable
location.
✓ The proposed density is also considered acceptable.

Contribute
to
compact
towns,
through
the
development
of
acceptable
greenfield sites at
suitable locations
Higher densities are
appropriate
in
certain locations
Make
the most
effective use of the
site

✓ The proposal will provide for a total of 184 No. dwellings on a suitable
site that is zoned for residential development.
✓ The subject site is served by existing transport infrastructure and local
services/amenities are available in Stamullen town.
✓ The use of the subject site for residential development is considered
the most effective use of the site.

Have a sense of
identity and place

✓ The proposal has been planned to provide for a range of appropriately
scaled landscaped open spaces around which new homes have been
designed.
✓ The proposed development has been designed so that all proposed
landscaped open spaces are directly overlooked by proposed housing
units. These create a well-defined sense of enclosure whilst also
providing good passive surveillance.
✓ Landscaping and tree planting are provided throughout the
development which will assist in creating a sense of identity.

Provide for effective
connectivity

✓ The proposed pedestrian and cycle access will enable easy access
through the site and to the existing services / facilities within the
surrounding area in line with sustainable development policies.
✓ The proposed layout is highly accessible for future residents.

Include a
approach

✓

The proposed development has been planned to accord with good
urban design principles. As described, all proposed housing units have
a close relationship with the landscaped open spaces around which
they have been designed.

✓

A density of 35.5 dwellings per hectare is proposed and considered
appropriate for this site.

design

Density standards

Table 6.7 - Guidelines for Planning Authorities on Sustainable Residential Development in Urban
Areas

6.33

The Urban Design Manual is a companion document to the Guidelines for Planning Authorities on
Sustainable Residential Development in Urban Areas. The publication of the document signalled a
commitment to improving the standard of housing design across the country. The Guide is based
around 12 Criteria to encapsulate the range of design considerations for residential development.
These include:
1. Context: How does the development respond to its surroundings?
2. Connections: How well connected is the new neighbourhood?
3. Inclusivity: How easily can people use and access the development?
4. Variety: How does the development promote a good mix of activities?
5. Efficiency: How does the development make appropriate use of resources, including land?
6. Distinctiveness: How do the proposals create a sense of place?
7. Layout: How does the proposal create people friendly streets and spaces
8. Public Realm: How safe, secure and enjoyable are the public areas?
9. Adaptability: How will the building cope with change?
10. Privacy and Amenity: How does the scheme provide a decent standard of amenity?
11. Parking: How will the parking be secure and attractive?
12. Detailed Design: How well though through is the building and landscape design?

6.34

In response to the national policy initiatives set out, Table 6.8 demonstrates how the proposal is
consistent with the relevant policies, principles and guidelines of the Urban Design Manual.

6.35

This Pre-Application Consultation application is accompanied by an Architectural Design
Statement, prepared by Coady Architects, which demonstrates how the proposed development has
regard to and has been developed in accordance with best practice in respect of urban design.

6.36

The Architectural Design Statement should be read in conjunction with this Statement
Consistency and plans / particulars that accompany this submission.

of

Relevant Policy / Principle
/ Guideline
1. Context: How does the
development respond
to its surroundings?

Statement of Consistency

✓
✓
✓
✓
✓

The application site is located within the existing Stamullen Development Area Boundary as identified in the current Development Plan.
The Urban Design Manual outlines that a development should evolve naturally as part of its surroundings and any increases in density should respect the form
of buildings around the site’s edges. The Manual also recommends that the development should positively contribute to the character and identity of a
neighbourhood; and should present appropriate responses to the nature of specific boundary conditions.
The proposed layout and design responds to its immediate context through the careful siting / positioning of the units and providing sufficient distances between
the proposed properties.
The proposed layout links the proposed streets and spaces through the architectural design and overall landscaping.
The development will be finished in materials of a high-quality design to ensure it represents its own character while also integrating itself with the existing local
character of the area.

2.

Connections: How well
connected is the new
neighbourhood?

✓

The internal network of the development will consist of a series of internal roads, shared surfaces and footpaths which will connect the proposed development
to the surrounding area.

3.

Inclusivity: How easily
can people use and
access
the
development?
Variety: How does the
development promote a
good mix of activities?

✓
✓

The proposed development will provide vehicular, pedestrian and cycle circulation throughout the site.
The internal road network provides for a clear navigable route throughout the development, as well as a series of footpaths adjacent to the road, and within
the proposed open space areas.

✓
✓
✓

The proposed development includes a range of open space areas within the site.
Stamullen town centre is located in close proximity to the subject site and is easily accessible via a range of transport modes including walking and cycling.
The proposal provides for a mix of 1, 2, 3 and 4-bed dwellings ranging in size and style and attract a range of new occupiers.

Efficiency: How does
the development make
appropriate
use
of
resources,
including
land?

✓

The proposed density will enable an efficient use of this site that is zoned for residential development. It also includes a sufficient amount of public open space
and provides connectivity within and with the surrounding area.
The proposed density is considered appropriate given the context of the surrounding area.
The layout and orientation of the scheme has been designed by Coady Architects, which has regard to the amenity of existing and future residents, as well as
ensuring that the areas of open space are adequately overlooked.

6.

Distinctiveness: How
do the proposals create
a sense of place?

✓
✓
✓

7.

Layout: How does the
proposal create people
friendly streets and
spaces
Public Realm: How
safe,
secure
and
enjoyable are the public
areas?

4.

5.

8.

✓
✓

✓
✓
✓
✓

The proposed development will create a strong sense of place by carefully considering a mix of housing types and high-quality of design.
Residential streets and other public areas will benefit from a high-quality landscaping and planting scheme.
The public open space will benefit from passive surveillance from the proposed residential properties that overlook these areas, which will create a safe sense
of space. The proposed pedestrian access points will link the development with the surrounding area.
A mix of house types which vary in size and design will be provided.
The proposed layout provides a navigable and accessible layout.
Its connectivity with the surrounding area will ensure that the development provides links for future residents, whilst also ensuring that existing residents can
easily access the open space within the development.
The layout and design of the proposed public open spaces aims to ensure that these areas will have a sufficient amount of overlooking by future residents.
Consequently, each open space area will ensure a high level of passive surveillance on the open space areas, as well as the streets within the development.
This will be achieved by the position and orientation of dwellings, which will provide direct frontage onto all public areas.

Adaptability: How will
the building cope with
change?
10. Privacy and Amenity:
How does the scheme
provide
a
decent
standard of amenity?
11. Parking: How will the
parking be secure and
attractive?

✓

The proposed residential units meet or exceed the minimum standards for residential unit size. The development will provide for a mix of 1, 2, 3 and 4bedroom properties that meet the changing life cycles and needs of residents.

✓
✓

As there are no national standards for housing, the private open space proposed has been considered against that set out in the MCDP. All proposed
housing units include private open space that meets or exceeds the MCDP standards.
The apartments also include private open space in the form of a terrace or balcony which meet or exceed the relevant apartment guidelines standards.

✓
✓

A total of 308 No. car parking spaces will be provided as part of the development.
See Architect’s Report for details of car parking.

12. Detailed Design: How
well thought through is
the
building
and
landscape design?

✓

The scheme aims to provide a high-quality residential development. The proposed building and landscape design has been the subject of an informal preapplication with Meath County Council and the Design Team have made numerous amendments to the initial scheme that was proposed. It is recognised that
the scheme will be further amended prior to the submission of the final application and the Design Team will welcome any feedback provided by An Bord Pleanala.

9.

Table 6.8 – Statement of Consistency with Urban Design Manual – A Best Practice Guide

6.37

The Design Manual for Urban Roads and Streets (DMURS) provides guidance relating to the design
of urban roads and streets. The Manual seeks to address street design within urban areas (i.e. cities,
towns and villages) and aims to put well designed streets at the heart of sustainable communities.
Well-designed streets can create connected physical, social and transport networks that promote
alternatives to car journeys including walking, cycling or public transport.

6.38

The principles, approaches and standards apply to the design of all urban roads and streets (that is
streets and roads with a speed limit of 60km/h or less), except to those listed in paragraph 1.3 (a and
b) of DMURS.

6.39

A DMURS Statement, prepared by Hanley Pepper Consulting Engineers, is submitted with this
application and outlines how the proposed development has been designed in accordance with
DMURS.

7.1

This section is structured to minimise repetition between planning policy and guidelines, with the first
part of this section grouping together an assessment of the proposed development against the
adopted Development Plan policy as contained within the MCDP.
•

7.2

Assessment of the Proposed Development;
- Principle of Development (Zoning)
- Scale and Density;
- Layout, Design, Public Open Space and Landscaping;
- Housing Private Open Space, Amenity and Boundaries;
- Apartments;
- Access, Road Layout and Accessibility;
- Parking Provision;
- Housing, Apartment Mix and Sustainability of Housing; and
- Services.

The second part of this section will assess the potential environmental impacts of the proposed
development, the phasing of the development and Part V proposals.

Figure 4 – Zoning Plan from Meath County Development Plan 2013-2019.
7.3

Figure 4 is an extract from the Meath County Development Plan which shows that the residential
development site is zoned as Objective A2 (Phase II – Post 2019). Therefore, the principle of
providing residential development on this site has been assessed and accepted by the Planning
Authority as part of the MCDP process.

7.4

It should be noted that the Draft Meath County Development Plan 2020-2026 proposes to rezone our
client’s site from ‘A2’ – New Residential (Phase II) to ‘RA’ – Rural, as shown in Figure 5 below.

7.5

Our client considers that the proposed change to the zoning is not warranted and have made a
detailed submission on the Draft Development Plan seeking the retention of its residential zoning.

7.6

Our client is willing to develop the site for residential purposes and it is considered that proposal
would accord with the principles of proper planning and sustainable development for the area.

Figure 5 Extract from Stamullen Land Use Zoning Map in Draft MCDP 2020-2026.
7.7

Table 7.1 demonstrates how the proposal is consistent with the relevant policies, principles and
guidelines of the Meath County Development Plan and Stamullen Written Statement.
Document

Reference

Meath County Core Principle 5
Development
Plan

Relevant Policy / Principle /
Guideline
To
encourage mixed-use
settlement
forms
and
sustainable centres, in which
employment, housing and
community
services
are
located in close proximity to
each other and to strategic
public transport corridors.

Statement of Consistency
✓

✓
Meath County
Development
Plan

Stamullen
Written
Statement

Core Principle 9

SP1

To consolidate population
growth and employment in
areas best served by public
transport and a range of
transport modes
To promote the development
of Stamullen as a compact
settlement with a pedestrian
friendly environment, a legible
and coherent physical form,
and a variety of land uses and
amenities necessary to sustain
the local community.

✓

✓

The proposed development is
located in close proximity to
Stamullen town centre ensuring
that the development will be
easily accessible to employment
and community services and
therefore part of a sustainable
settlement.
The proposed development will
be well served by public
transport with Gormanstown
Railway Station and bus
services easily accessible.
The subject lands are zoned for
residential development and
within close proximity of the
town centre. It is therefore
considered that the proposed
development is sustainable.
The subject lands are zoned for
residential use and within the
existing Development Area
Boundary.

Table 7.1 – Statement of Consistency with the MCDP and SWS – Principle of Development

7.8

Strategic Policy SP1 of the Stamullen Written Statement aims to promote the development of
Stamullen as a compact settlement with a pedestrian friendly environment, a legible and coherent
physical form, and a variety of land uses and amenities necessary to sustain the local community.

7.9

A summary of the policy requirements with respect to density is set out as follows:
•

•

•

Policies HS POL2 and HS POL3 of the County Development Plan require high standard of
design, that is appropriate to the landscape setting, whilst integrating new housing into the
existing social and urban fabric.
Chapter 11.2 seeks to:
o ensure that the key characteristics of the local context are considered from the
outset.
o establish the overall form of the development based on the density and layout of
buildings and spaces.
o indicate how the layout of roads, streets and open spaces contribute to the spatial
hierarchy, as well as linking the development to the rest of the vicinity.
o indicate how the quantitative and qualitative criteria, which inform the design have
been adhered to.
Chapter 11.2.1 advises that:
o

In respect of Large Growth Towns, Moderate Sustainable Growth Towns and Small
Towns which are located on well established, existing or proposed public transport
routes or nodes with additional capacity, residential densities in excess of 35 net
residential units per hectare should be utilised particularly in town centre locations.

o

This is subject to good design and in the absence of onerous site constraints. In all
other instances, in the county’s smaller towns and villages, maximum densities of 35
net residential units per hectare shall be applicable, and in general densities and
house types shall be compatible with established densities and housing character in
the area. The justification for the density of a given scheme should be detailed in the
design statement or in a report accompanying the application where a multi-unit
proposal is below the threshold for a design statement

7.10

The proposed density will deliver a compact form of development in accordance with Core Principle
6, SP1, as well as paragraphs 11.2, 11.2.1 of the MCDP.

7.11

Table 7.2 expands on these matters and demonstrates the consistency of this development with the
relevant policies on scale.

Document
MCDP

Reference
SS OBJ 14

Relevant Policy / Principle / Guideline
To ensure that in Small Towns, no
proposal for residential development
should increase the existing housing
stock (including permitted units) of the
town by more than 15% within the lifetime
of the Development Plan.

Statement of Consistency
✓ The proposed development will
provide for 184 No. residential
units which exceeds the 15%
identified by MCC. However,
given its location and proximity
to public transport the proposed
development
should
be
assessed
against
national
policies and objectives.

Core Principle 6

To support the creation of a compact
urban form in all settlements in Meath.
Table 2.4 includes reference to the
average net density to be 25 dwellings
per hectare for small towns and 35
dwellings per hectare for moderate
sustainable growth towns.

✓

The development of this site
will create a natural extension
to the town of Stamullen.

✓

It is considered that the
proposed density is acceptable
when assessed against the
national objective to increase
density in the interests of land
efficiency.

✓

The proposal represents an
efficient
development,
delivering a compact form in
accordance with SP1.

Table 2.4

11.2.1

SWS

Strategic Policy SP 1

Part 11.2.1 states that in the county’s
smaller towns and villages, maximum
densities of 35 net residential units per
hectare shall be applicable, and in
general densities and house types shall
be compatible with established densities
and housing character in the area.
To promote the development of
Stamullen as a compact settlement with a
pedestrian friendly environment, a legible
and coherent physical form, and a variety
of land uses and amenities necessary to
sustain the local community.

Table 7.2 – Statement of Consistency with MCDP on Scale and Density

7.12

The MCDP requires that 15% of the total site area should be reserved for public open space. A total
of 0.92ha of the site area (17.8%) is proposed as public open space.

7.13

Pedestrian and cycle links are proposed throughout the development and identified in the
documentation submitted with this application.

7.14

Table 7.3 expands on these matters and demonstrates the consistency of this development with the
relevant policies on Layout, Design, Public Open Space and Landscaping.

Document
Meath County
Development
Plan

Reference
HS POL 2

Relevant Policy / Principle / Guideline
To require a high standard of design in all new residential schemes that are built in a style and scale
that is appropriate to the landscape setting.

HS POL 3

To integrate new housing into the existing social and urban fabric of the County’s settlements
detailed in Table 3.2.

HS POL 4

To promote energy efficiency both during the construction phase and during the lifetime of
residential development by sensitive design and layout taking into account topography, orientation
and surrounding features.

Stamullen
Written
Statement

UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense with good urban design
with appropriate attention to orientation and landscaping.

Meath County
Development
Plan

Chapter 11 –
Development
Management
Guidelines

In dealing with applications for residential development over 0.2 hectares (0.5 acre) or for more
than 15 residential units, Meath County Council will require the submission of a design brief as part
of the application documents. The principal functions of a design statement will be:

11.2 –
Residential
Development

Statement of Consistency
✓ The proposed scheme will provide for a density of
35.5 dwellings per hectare, comprising a mix of
houses, duplex and apartment units in the form of 1, 2,
3 and 4-bedroom dwellings.
✓ The development has been planned as a natural
extension to the town of Stamullen and when
completed will provide 184 No. dwellings.
✓ The proposal has been centrally planned to provide for
a range of appropriately scaled landscaped areas.
✓ Please refer to the Architect’s Report prepared by
Coady Architects for further details.

•
•

To ensure that the key characteristics of the local context are considered from the outset.
To establish the overall form of the development based on the density and layout of
buildings and spaces.
•
To indicate how the layout of roads, streets and open spaces contribute to the spatial
hierarchy, as well as linking the development to the rest of the vicinity.
•
To indicate how the quantitative and qualitative criteria, which inform the design have been
adhered to.
The design of residential development should not be based solely on compliance with quantitative
standards.
The creation of residential areas with a sense of place should be the priority. In the making of places,
road layout and the movement of vehicles should not dictate the internal layout of a housing
scheme. The design of new residential development should provide for a network of functional and
aesthetically pleasing public, semi-private and private spaces rather than merely a hierarchy of
roads.
Applications will be required to adhere to the guidance contained in the ‘Urban Design Manual A
Best Practice Guide’ (Department of the Environment, Heritage and Local Government, 2009). The
design of schemes should promote best practice in architectural design, consistent with the aims of
the ‘Government Policy on Architecture 2009-2015’ (Department of Environment, Heritage and
Local Government, 2009) to support good architectural quality.

✓ Please refer to Table 6.8 of this report.

11.2.1 –
Residential
Density

In respect of Large Growth Towns, Moderate Sustainable Growth Towns and Small Towns which
are located on well established, existing or proposed public transport routes or nodes with additional
capacity, residential densities in excess of 35 net residential units per hectare should be utilised
particularly in town centre locations.
This is subject to good design and in the absence of onerous site constraints. In all other instances,
in the county’s smaller towns and villages, maximum densities of 35 net residential units per hectare
shall be applicable, and in general densities and house types shall be compatible with established
densities and housing character in the area. The justification for the density of a given scheme
should be detailed in the design statement or in a report accompanying the application where a
multi-unit proposal is below the threshold for a design statement

SOC POL 41

To facilitate the development of children’s play areas and playgrounds in proximity to existing and
proposed neighbourhood centres, where feasible.

Chapter 11 –
Development
Management
Guidelines

5. Public open space within residential developments should be designed so as to complement the
residential layout and be informally supervised by residents. They should be visually and
functionally accessible to the maximum number of dwellings. The landscape design of open spaces,
including the retention of existing features such as an important stand of trees, stream or rock
outcrop, must be incorporated into the initial design process. Where such features are being
retained, they should be situated in open space to ensure their visual setting and protection. The
design and layout of the network of public open spaces should take into account, and make
provision for, the need for level areas of sufficient size to accommodate informal sports activities
for children. Narrow tracts of open space, which are difficult to manage, should not be acceptable.

11.2.2
Residential
Design Criteria

✓ The proposed development is located in Stamullen
which is identified as a Small Town in the current
Development Plan.
✓ In the context of this site, and given the character of
the area, the housing market where there is a great
demand for family housing, the proposed density is
considered acceptable for the site.

✓ The proposed development includes children’s play
area within the central open space.
✓ The proposed development has been designed
around landscaped open spaces which allow for
maximum accessibility and passive surveillance of all
spaces.
✓ A Landscape Plan has been prepared by Mitchell and
Associates and is submitted with the application
documents.

8. Applications for multi-unit residential development shall be accompanied by a landscape plan
prepared by an appropriately qualified professional.
11.2.2.2
Houses

4. Public open space shall be provided for in residential development at a minimum rate of 15% of
total site area. Where residential developments are close to existing facilities or natural amenities
or where in the opinion of Meath County Council that it would be in the interest of the proper planning
and sustainable development of the area, Meath County Council may require a financial contribution
towards the provision of public open space or recreational facilities in the wider area in lieu of public
open space within the development. If development proposals are proposed to follow this approach
then the applicant must ensure that there are no adverse direct or indirect effects on the integrity of
Natura 2000 sites. Applicants will be obliged to comply with Article 6(3) of the EC Habitats Directive
in this regard.

✓ The proposed public open space has been discussed
above.

5. A variety of types and sizes of open spaces should be provided and located to cater for the active
and passive recreational needs of children and adults of all ages. The minimum requirements per
1,000 population (in excess of 350 conventional housing units) for the different types of open space

✓ The public open space contains a variety of types and
sizes to cater for the recreational needs of all ages.
✓ Recreational areas proposed will provide safe,
durable, accessible and active recreational areas for

are set out below. It is the intention of the Planning Authorities that, where practical, additional open
space shall be provided at a minimum rate of 3.2 hectares (8.0 acres) per 1000 population.

future residents of the development, as well as existing
residents of Stamullen.

6. Discretion is required to take account of the
composition of different housing units and the
different demographic characteristics which
may result from same. The preferred make-up
of this open space is:

✓

The make-up of the proposed public open space
is provided in the Landscape Design Report
prepared by Mitchell and Associates.

7. The general amenity space / urban parks is in addition to the provision of playing fields and is for
more informal play than the playing fields which may also be used for local sports organisations, as
considered appropriate.
A minimum of 4000 sq.m. of children’s play area is required per 1000 population. No account will
be taken of incidental open space such as grass margins, left over areas, nor any area due to its
nature (e.g. marshy) or topography (slope) which is deemed unsuitable.
A recreational area (providing safe, durable and accessible active recreational facilities) appropriate
in scale and nature should be provided for 1) all developments of 75 dwellings or more, 2) where a
development for less than 75 houses represents Phase 1 of a scheme likely to equal or exceed 75
houses or 3) where it is considered appropriate and deemed necessary by the Planning Authority.
8. The location, siting and design of the open space will have regard to the following:
•
•
•
•
•

Chapter 11 –
Development
Management
Guidelines
11.2.2.3
Apartments

Be well designed and of a high visual standard so that it is functional and accessible to all;
Provide for the retention of existing natural features;
Include proposals for drainage and landscaping of the public open space;
Houses shall not be permitted to back onto open spaces;
Provide high levels of natural surveillance and overlooking by as many houses as possible; Be
provided with a boundary fence / wall or appropriate soft landscaping where such open space
is adjacent to a main access road or Local Distributor Road.

✓ The location of the open space is well situated with
passive supervision from all aspects of the area.
✓ It provides a central location for the path system
proposed for the development with a clear link to the
open space of the previous phase.
✓ It is accessible from all sides with a number of paths
connecting to key internal pathways and provides a
central hub for walking and pedestrian activity.

10. Meath County Council shall require that areas dedicated for public open space in a planning
application are transferred to the ownership of the Council where the development is taken in charge
by the Council.

✓ It is proposed to transfer those lands identified as
Public Open Space to Meath County Council should
planning permission be granted.

3. In the case of apartment blocks, particular attention must be paid to the location of communal
open space for the residents. This open space should not be unduly overshadowed by the blocks
and be laid out in such a fashion to provide for ease of maintenance. Secluded sunny areas and
shade should be provided by a careful choice of planting.Public open space shall be provided at a
minimum provision of 15% of the total gross area of the site.

✓ The open space allows for the sun to shine upon the
open space during the day with no shadowing.
✓ We have proposed extensive path systems for access
and for recreational purposes within the communal
open space.
✓ We have proposed simple planting for maintenance
purposes, tree planting, grass and hedges.

Table 7.3 – Statement of Consistency with the MCDP and SWS – Layout, Design, Public Open Space and Landscaping.

7.15

Chapter 11 of the Meath County Development Plan contains the Council’s residential guidelines that
applications should adhere to. Therefore, due to the interlinked nature of ensuring that housing plots
are consistent with these guidelines, issues associated with the amount of housing private open
space, amenity issues and boundaries are considered together.

7.16

Table 7.4 demonstrates how the proposal is consistent with the relevant local plan policies, principles
and guidelines.

Reference
Chapter 11 –
Development
Management
Guidelines
11.2.2.2
Houses

11.2.2.6
Screen Walls
and
Boundaries

Relevant Policy / Principle / Guideline
1. All houses should have an area of private open space, exclusive of car parking, to the rear of the building line. The
minimum area of private open space to be provided shall be in accordance with the table below. It should be noted
that housing developments which provide private open space at the minimum standard throughout the scheme will
be discouraged.
Table 11.1: Minimum Private Open
Space Standards for Houses

House Type
One/two bedroom
Three bedrooms
Four bedrooms or more

Minimum Area of Private Open Space
55 sq.m.
60 sq.m
75 sq.m.

Statement of Consistency
✓ The Schedule of Accommodation prepared by
Coady Architects and submitted with the
application documents demonstrates that each
house exceeds the minimum area of private open
space required.

3. A minimum distance of 3.2 metres shall be provided between dwellings for the full length of the flanks in all
developments of detached, semi-detached and end terrace houses. This area shall be equally divided between the
dwellings so separated. Where garages are provided as single storey annexes to houses, the above separation
distance may be reduced, providing a direct through access from front to rear of the dwelling is maintained.

✓ The minimum distances will
throughout the development.

Screen walls constructed of brick/stone/rendered blockwork, 2.0 metres in height and constructed in accordance with
current standards and regulations shall be provided to enclose private open space and where the boundaries of the
house sites abut roads, pedestrian ways or open spaces. The walls shall be capped and the design and finish should
be consistent with the design/finish of the house design. Post and wire or timber panel fencing shall not be permitted.

✓ Please refer to the Site Layout Plan submitted
with the application pack.

be

achieved

A uniform treatment for the boundaries of individual sites shall be implemented throughout a residential development.
In general front boundaries shall be defined by walls or fences at least 0.5 metres high in keeping with the house
design. Open plan front gardens will generally be discouraged and will only be acceptable in innovative layouts and
where a high level of safety is achieved. Open plan gardens will not be allowed on main access roads.
11.2.2.7
Parking
Provision

The cumulative effect of removal of front garden walls and railings can damage the appearance of suburban streets
and roads. Where permitted, drive-ins should:
✓
✓
✓
✓
✓

✓ Please refer to Architectural Drawings and
reports for details relating to car parking.

Not have outward opening gates.
Have a vehicular entrance not wider than 3 metres.
Have an area of hard standing (parking space of 2.5 m x 5 m).
Retain the balance as garden and have gates, walls and railings made good.
Permeable paving should be used in the interests of sustainable drainage

Table 7.4 – Statement of Consistency with the MCDP and SWS – Housing Private Open Space, Amenity and Boundaries

7.17

Chapter 11 of the MCDP contains the Council’s residential guidelines that applications should adhere
to. Table 7.5 demonstrates how the proposal is consistent with the relevant local plan policy, principle
and guidelines:

Document

Reference

Relevant Policy / Principle / Guideline

Meath
County
Development
Plan

Chapter 11 –
Development
Management
Guidelines

Planning applications for the development of apartments
are subject to the guidelines and standards set out below.
All apartment development should comply with the
‘Sustainable Urban Housing: Design Standards for New
Apartments’ (Department of the Environment, Heritage
and Local Government, 2007).

11.2.2.3
Apartments

Applicants/developers of apartment schemes should take
cognisance of the Multi Unit Developments Act 2011 (or
as otherwise amended).
1. Apartment development should have a high quality of
building design and site layout and have due regard to the
character of the adjoining streetscape or landscape. They
will not normally be permitted on sites surrounded by or
gaining access through family occupied suburban housing
estate development. They may be acceptable within
housing developments when planned or constructed as
part of such development but will only be permitted where
a satisfactory degree of separation from standard
suburban housing, in terms of design, height and layout is
achieved to the satisfaction of Meath County Council.

Statement of
Consistency
Please refer to Table
6.6
which
demonstrates
compliance with the
Sustainable
Urban
Housing – Design
Standards for New
Apartments (2018).

The Layout Plan and
Design
Statement
shows
that
the
planned apartments
are a satisfactory
distance from the
housing proposed.

2. The height of apartment developments should have
regard to the design statement submitted with the
application and the character of the area. A significant
consideration will be the manner in which the adequacy of
the site area allows the building to be sited, such that they
will not adversely interfere with the scale, amenities or
visual quality of existing development. To this end, the
form and design should demonstrate a satisfactory
transition from the scale of any neighbouring buildings of
lower height may be achieved.
5. Meath County Council will generally seek apartment
units larger than minimum standards set out in the
‘Sustainable Urban Housing: Design Standards for New
Apartments’ (Department of the Environment, Heritage
and Local Government, 2007). A development consisting
solely of units which accord to the minimum standards will
be discouraged.
6. The design statement should include details of
compliance with the standards set out in the ‘Sustainable
Urban Housing: Design Standards for New Apartments’
(Department of the Environment, Heritage and Local
Government, 2007). This shall include details of the space
standards required by the Guidelines for each unit and the
quantity of space provided in each unit. Applications below
the threshold for a design statement should include this
information as part of the application details.

Please refer to the
Schedule
of
Accommodation
which provides details
of space standards
required.
It
also
demonstrates that all
of
the
proposed
apartment units are
larger
than
the
minimum standards
set
out
in
the
Sustainable
Urban
Housing – Design
Standards for New
Apartments (2018).

Table 7.5 – Statement of Consistency with the MCDP and SWS – Apartments

7.18

Chapter 11 of the MCDP contains the Council’s residential guidelines that applications should adhere
to. Therefore, due to the interlinked nature of ensuring that the access and road layout are acceptable,
those issues along with that matter concerning accessibility are considered together:
•

7.19

TRAN SP2, TRAN POL 16, TRAN POL 23 and 11.2.2 (Residential Design Criteria).

Table 7.6 demonstrates how the proposal is consistent with the relevant local plan policy, principle
and guidelines:

Document
MCDP

Reference
TRAN SP2

Relevant Policy / Principle / Guideline
To promote the sustainable development of walking, cycling, public transport and other
more
sustainable forms of transport as an alternative to the private car, together with the development of the
necessary infrastructure and promotion of the initiatives contained within ‘Smarter Travel, A
Sustainable Transport Future 2009 – 2020’.

TRAN POL 16

To encourage, where appropriate, the incorporation of safe and efficient cycleways, accessible
footpaths and pedestrian routes into the design schemes for town centres/neighbourhood centres,
residential, educational, employment, recreational developments and other uses.

TRAN POL 23

To require planning applications for major developments to demonstrate proposals to address
accessibility for pedestrians and cyclists.

Chapter 11 –
Development
Management
Guidelines

1. Pedestrian and vehicular movement within housing areas should be convenient, safe and pleasant.
Within larger housing areas, a clear hierarchy of spaces and roads should be apparent. Movement
through estates should be guided by the principles of security, with opportunities for crime and antisocial behaviour minimised.

11.2.2 Residential
Design Criteria
2. Estate design should be guided by the principle of lifetime use and recognise the role of housing
areas in children’s play activities and the needs of older people and of persons with a disability. In
particular, the layout of roads, footpaths and open space, should facilitate children to move freely and
safely around their neighbourhood, and to be able to play in front or within sight of their homes.
SWS

MA POL 4

To require the provision of good public lighting standards on all routes and extension of footpaths and
public lighting to the development boundaries on public roads in association with further development.

MA POL 5

To provide for an integrated network of cycle ways throughout the village where considered appropriate
in order to promote more sustainable modes of transportation.

Table 7.6 – Statement of Consistency with the MCDP and SWS – Access, Road Layout and Accessibility

Statement of Consistency
✓ The proposed internal roads have been
designed as local streets in accordance
with the Design Manual for Urban
Roads and Streets (DMURS) and
therefore been designed to meet the
needs of walking and cycling uses as
well as transport by private car.

7.20

The MCDP contains a range of parking policies and principles, all of which have been reviewed and
for which the proposed development has been considered against. Table 7.7 demonstrates how the
proposal is consistent with the relevant local plan policies, principles and guidelines.

Document

Reference

MCDP

TRAN POL 33

Relevant Policy /
Principle / Guideline
To
balance
the
requirement
for
an
appropriate level of offstreet car parking facilities
against the need to provide
transport alternatives to the
private car, in the overall
interest of sustainable land
use practice.

Statement of Consistency
✓ Proposed car parking spaces are predominantly in
accordance with the CDP car parking standards and
cycle parking standards (Table 11.9 of CDP). The
proposed development provides for 308 No. car
parking spaces as required.
✓ In accordance with policy TRAN POL 33, an
appropriate balance of cycle parking spaces against
car parking spaces has been proposed with 148 No.
cycle parking spaces.

Table 7.7 – Statement of Consistency with the MCDP – Parking Provision.

7.21

In response to the local planning policy set out in the MCDP and SWS on the housing and apartment
mix, as well as the sustainability of housing, Table 7.8 demonstrates how the proposal is consistent
with the relevant local plan policy, principle and guidelines:

Document
Meath County
Development
Plan

Reference
HS POL 1

Relevant Policy / Principle / Guideline
To encourage and foster the creation
of attractive mixed- use sustainable
communities which contain a variety of
housing types and tenures with supporting
community facilities, public realm and
residential amenities.

Statement of Consistency
✓ The
proposed
development
provides for a variety of housing
units as detailed in the Schedule of
Accommodation that is submitted
with the application documents.
✓ All proposed dwellings will have
adequate private open space,
exclusive of car parking to the rear
of the building in line with the areas
set out within Table 11.1 of the CDP
and adequate minimum separation
distances between directly opposing
windows and between dwellings for
the full length of their flanks.
✓ The proposed development also
provides for significant areas of
public open space as identified
previously.

11.2.2
Residential
Design
Criteria

4. In housing developments containing 15
or more units, a mix of house types and
sizes should generally be provided.
Variety in design, within a unified concept,
will generally be required. This may be
achieved through scale and massing, roof
profiles, materials and decorative details.
In smaller scheme, i.e. less than 15 units,
uniformity in design and finishes may be
acceptable, depending on the site context.

✓ In accordance with the MCDP, the
proposed developed provides a
wide range and mix of residential
types.
✓ These units are outlined in greater
detail
in
the
Schedule
of
Accommodation submitted with this
application.

11.2.2.3
Apartment
s

7. A mix of units shall be provided in
schemes in terms of design, size and
type of units.

Table 7.8 – Statement of Consistency with the MCDP - Housing, Apartment Mix and Sustainability of Housing

7.22

In response to the local planning policy set out in the MCDP and SWS on the service provision
proposed with the development, Table7.9 demonstrates how the scheme will be consistent with the
relevant local plan policies, principles and guidelines.

Document
Meath
County
Development
Plan

Reference
EC POL 26

EC POL 30

EC POL 31
Meath
County
Development
Plan

Chapter 11
11.2.2.4
Services

Where water and/or sewerage infrastructure is privately provided, the type and design shall be in compliance with
the standards set by Meath County Council. Provision should be made in the design of units for individual
monitoring of the consumption of water and wastewater services. All sewerage systems should conform with the
proper planning and sustainable development of the area and public health standards. Individual and/or group
schemes will be required to connect up to the public sewerage scheme when it is provided. Private one-off
residences will generally be encouraged to connect to public services where available.

WS POL 1

WS POL 2
WS POL 7
Meath
County
Development
Plan

Relevant Policy / Principle / Guideline
To encourage the further co-ordinated and focused development and extension of telecommunications
infrastructure including broadband connectivity in the County as a means of improving economic competitiveness
and enabling more flexible work practices e.g. tele-working.
To seek to have appropriate modern ICT, including open access fibre connections in all new developments and
carrier neutral ducting installed during significant public infrastructure works such as roads, water and sewerage,
where feasible.
To require the provision of communications cables underground, especially in the urban environment, and
generally within areas of public open space, in the interest of visual amenity.
In general, applications for multiple unit housing development on un-serviced and un-zoned lands will be regarded
as premature.

WS POL 33

WS OBJ 17
WS OBJ 18

For guidance on services associated with residential developments, reference should be made to
‘Recommendations for Site Development Works for Housing Areas’ (Department of the Environment, Heritage and
Local Government, 1998) (or any such other relevant standards and legislation that may be enacted).
To continue the development and upgrading of the water supply system so as to ensure that an adequate,
sustainable and economic supply of piped water of suitable quality is available for domestic, commercial,
industrial, fire safety and other use in accordance with the settlement, economic and core strategies identified
in this Plan and as finances permit
To protect and develop, in a sustainable manner, the existing groundwater sources and aquifers in the county and
to control development in a manner consistent with the proper management of these resources.
To ensure that in the case of all developments where public mains are available or likely to be available, the
development will be required to connect into them.
To consult with the Office of Public Works in relation to proposed developments in the vicinity of drainage channels
and rivers for which the OPW are responsible, and the Council will, retain a strip of 10 metres on either side of
such channel where required, to facilitate access thereto.
To require the use of Sustainable Urban Drainage Systems in accordance with the Greater Dublin Regional Code
of Practice for Drainage Works for new developments (including extensions).
To ensure that all new developments comply with Section 3.12 of the Greater Dublin Regional Code of Practice
for Drainage Works V6 which sets out the requirements for new developments to allow for Climate Change.

Table 7.9 – Statement of Consistency with the MCDP and SWS – Service Provision

Statement of Consistency
✓ The service plans, which will be submitted
with the final planning application will
demonstrate how multiple services have
been accommodated.

The application is not considered premature
as the proposed development is due to take
place on lands zoned for residential
development. All necessary infrastructure
will be provided as part of the proposed
development.

7.23

An Environmental Report, prepared by McCutcheon Halley Chartered Planning Consultants, is
submitted with the application documents. An AA Screening Report, prepared Openfield, is also
included.

7.24

In relation to the proposed development, following issues have also been considered in the context
of this planning application, namely the phasing of the site and a Part V proposal.

7.25

The site can be delivered on a phased basis. A proposed Phasing Plan is also included with this
application pack.

7.26

The applicant proposes to meet the site-specific Part V obligation through the building and transfer
of 16 No. dwellings on site. Details of units are outlined in the Part V documentation submitted with
this application.

7.27

On the basis of preliminary research undertaken on the existing childcare provision and capacity
proximate to the subject site, it is considered that the proposed development does not require the
provision of a childcare facility. There are 3 No. existing childcare facilities in Stamullen (Cuddles
Creche Stamullen, Mammy Day Care & Jumping Joan’s), all located within c. 5km of the subject site.

7.28

It should be noted that a comprehensive Childcare Assessment Report will be undertaken to quantify
the existing capacity and availability of childcare spaces, as well as the likely quantum of space
requirements to be generated by the proposed development. This will accompany the forthcoming
planning application for the site.

8.1

In summary, there is currently a housing crisis in Ireland, which has been exacerbated by the lack of
new housing provided throughout the country. The National Planning Framework has identified a
target of 500,000 new residential dwellings to be provided by 2040. The proposed development will
contribute 184 No. units to this target in an accessible, well-connected site that is within the Hinterland
Area of the Regional Planning Guidelines for the Greater Dublin Area.

8.2

There is an urgent and pressing need to bring forward deliverable housing sites, which have the
ability to be developed in the short term. The site proposed for housing is zoned for residential
development, albeit as a Phase II (Post 2019) zoning in the Meath County Development Plan.

8.3

The proposed development will provide 184 No. dwellings, associated infrastructure and open space
and will facilitate the delivery of much needed private and affordable housing units in the short term.
It is deliverable and with a willing landowner/developer who is committed to bringing this site forward
for development as soon as possible.

8.4

The proposal has taken into consideration national policy, local policy and objectives and site context
which has resulted in the proposed development that is considered to be a natural extension to the
town of Stamullen. The proposed development will provide a mix of 1, 2, 3 and 4-bedroom dwellings
and will cater for a variety of housing needs at a density of 35.5 units per hectare.

8.5

Furthermore, the development of the site as proposed would assist with achieving an effective density
on a site zoned for residential development. It will also enable the effective provision and access to
a range of local services, amenities and public transport.

8.6

The proposed development will result in the consolidation of the town, creation of a sustainable and
vibrant residential community. It is our considered opinion that the proposed scheme meets the
principles of proper planning and sustainable development.

