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Directors: Tom Phillips
Associates: Stephen Barrett fan Boyle Julie Costello + Sine Kelly

INTRODUCTION

Mr Frank Quilter has retained Tom Phillips + Associates (Town Planning Consultants), to make
this submission to the Draft Listowel Municipal District Local Area Plan 2019 in relation to
lands in his ownership at St. Michael’s Green, Ballinageragh, Lixnaw, Co. Kerry. The Draft Plan
is currently on public display until 13*" December 2019.

The purpose of this submission in twofold;
(i) The logical and rational extension of the Lixnaw Village Settlement Boundary and
(i) the rezoning of the subject site to “Residential R1, R2,” to provide for the
completion of a previously permitted, partially constructed housing estate and
enable future residential development.
We submit that the proposed zoning designation of the subject site in the current Draft Plan,
if adopted, would keep the site in a partially-constructed state in perpetuity, which is counter

to the provisions of both the current and Draft Plan, as well as the Kerry County Development
Plan 2015 - 2021.

Gavin Lawlor John Gannon

Anife McCarthy

Registered: Tom Phillips and Associates Limited. Registered in Ireland No. 353333, Registered Office: B0 Harcourt Street, Dublin 2, D02 F449, Ireland.
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Figure 1.0 - Site context OSl map. Indicative Site Boundary in Red. The Green Line denotes where the Lixnaw
Settlement Boundary transects the red line boundary of the previously permitted and partially constructed
mixed-use scheme [Source: MyPlan.ie, Annotated by Tom Phillips + Associates, 2019.]

Figure 1.1 - Aerial view of the subject site, with existing/proposed settlement development boundary denoted
with a red line (Source: Bing Maps, annotated by Tom Phillips + Associates, 2019.)
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Figure 1.2 — Extract of Tralee/Killarney HUB Functional Area Local Area Plan 2013 - 2019 Zoning Map for Lixnaw,
with the general location of the site indicated with a red star. The legend for the map has also been included
[Cropped and annotated by Tom Phillips + Associates, 2019.]
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Figure 1.3 — Extract of Draft Listowel Municipal District Local Area Plan 2019-2025, Lixnaw Zoning Map and
Legend [Cropped and Annotated by Tom Phillips + Associates, 2019.]
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2.0

SITE LOCATION AND DESCRIPTION

The subject site comprises a partially completed housing development, known as “St.
Michael’s Green”, at Ballinageragh, Lixnaw, Co. Kerry. Lixnaw is located, on the Regional Route
R557 approximately 16 km north of Tralee, 10 km south-west of Listowel and to the west of
the N69 national secondary road linking these settlements.

The subject site is approximately 1.5 km south of the village centre of Lixnaw and is accessed
via a c. 180 m access road to the west of the site, which connects to the R557. The subject site
contains several existing concrete slabs and housing unit foundations, as well as partially
constructed site access roads and a playground facility. three detached houses are
substantially completed to the west of the subject site, as well as an additional 6 No.
completed housing units, which are not currently occupied. These 9 No. units are to be
refurbished for occupation shortly.

The surrounding area is generally characterised by farmland and associated agricultural
buildings, with a small housing development, Sli Na Faiche, to the immediate north of the
subject site. As well as servicing its rural hinterland, Lixnaw functions largely as a
dormitory/commuter settlement for Tralee and Listowel and the No. 272 Bus Route connects
the three settlements. Lixnaw has typical services that would be normally associated with a
settlement of its size, including national schools, a church, post office, neighbourhood retail
and childcare facilities.

Figure 2.0 - Aerial view of the subject site and surrounding context with indicative site location denoted with a red star.
[Source: Bing Maps, annotated by Tom Phillips + Associates, 2019.]
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3.0 PLANNING HISTORY

A number of previous planning applications for mixed-use development have been considered
favourably by the Local Authority for the subject site, as well as in recent Pre-Application
Consultation (PAC) discussions. This is demonstrated by the Parent Permission pertaining to
the subject site dating from 2004 (KCC Reg. Ref. 04/1937), as amended by subsequent
applications in 2005 (KCC Reg. Ref. 05/1745) and 2008 (KCC Reg. Ref. 08/1872).

The parent permission constituted the following development;

“‘Permission for a mixed development of 68 no. residential units and service centre to
include petrol filling station with convenience store, retail units and licensed Bar with
Restaurant with Apartment and Lettable Accommodation within the Roofspace. The
development comprises of 28 no. two-storey semi-detached dwellings, 28 no. two
storey townhouses, 12 no. detached two storey houses, petrol filling station with
underground petrol storage tanks and associated services, a single storey convenience
store with integral storage and 1 no. single storey licensed bar with restaurant with
associated sanitary facilities, kitchens, storage, staff facilities and 1 no. apartment and
9 no. lettable bedrooms with en-suite bathrooms together with ancillary roads,
drainage infrastructure, parking areas, fencing, walls, general siteworks, temporary
signage and landscaping.”

it B i

i I B
. diif pigptili
Figure 3.0 - Extract of Site Layout Plan drawing, prepared by Milligan Reside Larkin Ltd, project architects, 2004
(KCC Reg. Ref. 04/1937), [Cropped and annotated by Tom Phillips + Associates, 2019]
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4.0

The subsequent amendments allowed for the expansion and reorganisation of the commercial
elements of the proposed scheme in an eastward direction. This provided additional retail
units and the repositioning the permitted créche and playground.

POLICY CONTEXT
National Planning Framework (Ireland 2040 — Our Plan)

The National Planning Framework (NPF), published in February 2018, sets out a strategic
development framework for Ireland over the period to 2040. The National Planning
Framework is the Government’s plan to cater for the extra one million people that will be
living in Ireland, the additional two thirds of a million people working in Ireland and the half a
million extra homes needed in Ireland by 2040.

The Framework focuses on:
e Growing regions, their cities, towns and villages and rural fabric.
e Building more accessible urban centres of scale.

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

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

Ireland 2040 targets a significant proportion of future development on infill/brownfield
development sites within the built envelope of existing settlements. Under the heading of
‘Compact Growth’, the NPF is:

‘Targeting a greater proportion (40%) of future housing development to happen within
and close to existing built-up areas. Making better use of under-utilised land, including
‘infill’ and ‘brownfield’ and publicly owned sites together with higher housing and jobs
densities, better serviced by existing facilities and public transport’.

Our proposed rezoning of the subject site to “Residential R1, R2” inherently accords with the
policies outlined in the NPF, as the proposed scheme relates to an existing, partially developed
housing estate in close proximity to the centre of Lixnaw Village.

Rebuilding Ireland: Action Plan for Housing and Homelessness (2016)

Rebuilding Ireland was launched in 2016 with the aim of addressing ongoing supply issues for
residential accommodation in Ireland. The overarching aim of the Action Plan is to increase
the delivery of housing from its current undersupply across all tenures and to help individuals
and families meet their housing needs.
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The Action Plan provides a target to double the number of residential dwellings delivered
annually by the construction sector and to provide 47,000 social housing units in the period
up to 2021. The importance of land supply and location is a central consideration of the Action
Plan which states that:

“Locating housing in the right place provides the opportunity for wider family and
social networks to thrive, maximises access to employment opportunities and to
services such as education, public transport, health and amenities, while also
delivering on sustainability objectives related to efficiency in service delivery and
investment provision.”

The subject site is located on serviced lands, within walking distance of a range of amenities
and services in Lixnaw Village and will deliver residential units in the coming years. The
development is proximate to existing residential areas and employment opportunities, which
is in line with the provisions of the Action Plan. The completion of this residential
development would constitute a viable alternative to rural housing provision.

Sustainable Residential Development in Urban Areas (Cities, Towns and Villages) —
Guidelines for Planning Authorities (2009)

The Sustainable Residential Development in Urban Areas - Guidelines for Planning Authorities,
2009 and its associated document Urban Design Manual — A Best Practice Guide, 2009
illustrate essential criteria for sustainable residential development and describes how a
scheme can integrate seamlessly into a site, having regard to its surroundings and thus
presenting the best possible residential design scheme.

Smaller towns and villages are a very important part of Ireland’s identity and the
distinctiveness and economy of its regions. Smaller towns and villages are defined in the
Guidelines as those with a population ranging from 400 to 5,000 persons.

The subject site inherently accords with these Guidelines, as subject site has the benefit of a
previously permitted scheme which is plan led and contributes to the compact growth of
Lixnaw. The scale of subject site and the number of potential residential units to be delivered
is in proportion with the pattern and grain of the existing settlement.

Draft Regional Spatial and Economic Strategy (RSES) for The Southern Region (2018)

Arising under the Local Government Reform Act 2014, the Southern Regional Assembly is
responsible for preparing a Regional Spatial and Economic Strategy (RSES) for the Southern
Region. Each of the three Regional Assemblies have prepared their own RSES which will
provide a long-term regional level strategic planning and economic framework in support of
the implementation of the National Planning Framework.

The Southern Regional Assembly has prepared a Draft RSES for the Southern Region covering
2019-2031. The Draft RSES provides a long-term regional level strategic planning and
economic framework, to support the implementation of the National Planning Framework,
for the future physical, economic and social developments for the Southern Region.
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The Southern Regional Assembly published the Draft Regional Spatial and Economic Strategy
for The Southern Region in December 2018. This followed formal Pre-Draft RSES consultation
and engagement with the public, stakeholders, government departments and local authorities
that informed the formulation of the Draft RSES. The Draft RSES itself was the subject of public
consultation from December 2018 until March 2019 and during this time, the Regional
Assembly engaged in extensive consultation, including online, local media, public meetings
and events. The submissions received were considered by the Assembly at its May 2019
meeting and it was agreed to adopt the RSES subject to amendments. It was deemed that a
number of amendments were material and as such, would require further public display in
accordance with the requirements of Section 24(8) of the Planning and Development Acts
2000-2018 and it was determined that SEA and AA were required in relation to these
amendments. Consultation on this process recently closed in mid-October 2019.

The Strategy highlights the role of employment in the Region. Towns with a critical population
mass (for example Ennis, Tralee) are important generators of economic activity, have a large
sphere of influence and have been thus been identified as Key Towns in the Strategy. Lixnaw
is within this ‘sphere of influence’ as it is within close commuting distance of Tralee. The
proposed rezoning and appropriate settlement boundary extension would assist in the wider
aim for reinforcement of nearby Tralee as a Key Town and economic driver in the west of the
Assembly area. In addition, Listowel is also within close commuting distance of Lixnaw, which
is also noted as an important town for economic enhancement in the west.

Kerry County Development Plan 2015 — 2021

The Development Plan is an important framework document assisting in the economic
recovery and sustainable growth of the County, enhancing the attractiveness of the County as
a place in which to live, work, invest and enjoy; and supporting national policy and legislation
in an integrated manner. The Plan has seven main goals for the future development of the
County and the policies and objectives in the Plan. Goal No. 4 states that it is an objective of
Kerry County Council to;

“To promote the creation of attractive vibrant settlements that provide a high
quality of life for our citizens.”

The Housing Strategy within the Plan has been partly informed by the Unfinished Housing
Estates Survey 2011. A survey of unfinished housing developments in Ireland was conducted
over the summer of 2011, updating previous survey material from 2010. In order to get a more
accurate picture of what the situation in County Kerry was, the survey was further analysed
by organising each estate into one of the housing market areas. The survey recorded the
fundamental characteristics of the estate, as it appeared at the time of the survey, i.e. how
many units are complete, vacant, at some level of construction and also the number of units
that have not commenced.

The units of most relevance to this strategy are those which are fully constructed but vacant
as these units can reasonably be expected to contribute to the overall housing supply in a
settlement. The subject site appears on this list (Listed as “St. Michaels Green, Lixnaw,”
Department Ref. 1,309.00)
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Unfinished Housing: St. Michaels
Green

Department Reference: 1,3209.00
. Location: Kerry
Development: St. Michaels Green
Address: Bzllinageragh
Lixnaw
X Coord: 420,024.00
Y Coord: 528,730.00
Planning Ref: 1937/04
Plan Date: 3/9/2004
Survey Updated: 4/5/2012
Plan Expiry Date: 2/9/2009
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Semi-D: 28.00
Terrace: 28.00
Counts - Apartments 4
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Figure 4.0 - Extract of Unfinished Housing Estates Survey 2011, Source: www.myplan.ie [Cropped and annotated
by Tom Phillips + Associates, 2019]

Chapter No. 13 of the Development Plan sets out the development management standards
and guidelines for the County. The proposed rezoning of this subject site to Residential and
the appropriate extension of the settlement boundary would inherently comply with these
guidelines and standards (for example car parking, services, drainage, environmental
standards, children’s playground, apartment design, landscaping standards and guidelines.)

Current Local Area Plan - Tralee/Killarney HUB Functional Area Local Area Plan 2013 - 2019

The Kerry County Development Plan 2009-2015 contained the strategy for the preparation of
Local Area Plans, which divides the County into functional areas based on their strategic role
and service provision for their hinterlands. The Tralee/Killarney Hub was designated under the
former National Spatial Strategy (2002). The Local Area Plan is consistent with the Core
Strategy and objectives of the now expired Kerry County Development Plan 2009 - 2015.

The Local Area Plan for Lixnaw outlines the recent growth of the village and recent residential
development;

“The village experienced significant residential growth during recent years. While
there is already level of service provision within the village, other services and facilities
will be required if the character of the village is to be maintained. It is an objective of
the plan to encourage the development of a compact and sustainable village
structure by ensuring that new development is contiguous with existing
development and makes effective use of backland and infill sites.” [Our Emphasis]
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In addition, the Plan explicitly references the subject site, and its unfinished status;

“The National survey of ongoing housing developments conducted by the DoECLG
concluded that there are two unfinished/derelict estates in the town. These estates
contain a number of dwellings that are complete/vacant, or at various levels of
completion. It is the policy of Kerry County Council to seek a resolution plan for the
estates which may result in the demolition of some of the existing partially
constructed buildings.” [Our Emphasis]

The Development Strategy for Lixnaw states that

“The overall vision for Lixnaw is to ensure that it develops sustainably as an attractive
location for residents and that future development preserves the village’s character
and reinforces it where necessary The overall development strategy is to revitalise
the village as an attractive settlement which will support a range of services and
amenities and make the village an attractive location in which to settle, and to
enhance its urban form, while preserving it character and heritage.” [Our Emphasis]

The completion of this partially constructed housing estate will directly assist in the realisation
of this Development Strategy, which explicitly states the following as an objective

“Seek the completion of all existing residential and mixed-use developments in a
sustainable manner.”

As previously outlined, the majority of the subject site is not explicitly zoned under this
iteration of the Plan, however a portion of the site is zoned as “Mixed-Use” {denoted in light
blue in Figure 1.2.) Section 1.5.2 of the Plan defines this zoning use as;

“Mixed use zoning is intended to cater for a mix of uses outside of the town centre
including local shops, petrol stations, offices, visitor accommodation and other
commercial uses that are acceptable outside the town centre. Development on such
sites shall not detract from the vitality and viability of the town centre. Small scale
retail uses are acceptable on these sites in the form of local neighbourhood shops with
a gross floor area of not more than 100 sq m. Any residential development on these
sites shall be secondary to the primary commercial/retail use.” [Our Emphasis]

Proposed Local Area Plan - Draft Listowel Municipal District Local Area Plan 2019-2025

The Draft Local Area Plan has been prepared for the Listowel Municipal District in accordance
with the requirements and provisions of the Planning and Development Act 2000, as
amended. The purpose of the Draft Plan is to set out a comprehensive local planning
framework with clear policies and objectives including land use zoning in the interests of the
common good for the towns and villages of the Municipal District, with the exception of
Listowel town.

The Draft Plan has been prepared while being cognisant of Project Ireland 2040, National
Planning Framework, Regional Planning Guidelines for the South West 2010-2022, the Draft
Regional Spatial and Economic Strategy for the Southern Region, the Kerry County
Development Plan 2015-2021 and Listowel Town Development Plan 2009-2015 (as extended),
which are outlined in greater detail above.
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The Municipal District Local Area Plan will complete the planning framework for the area and
complement the implementation of the policies and objectives contained in these higher level
plans.

The vision for Lixnaw in the Draft Plan is the retention and improvement of local services and
facilities to serve the village and surrounding rural areas, to encourage consolidation of the
village settlement and to ensure that it fulfils its role as the primary focus for the development
of the surrounding rural areas.

The Draft Plan notes that it is important that Lixnaw increases its population and continues to
provide for the services needs of its residents and those in its rural catchment area. To secure
this and to position the village for sustainable growth, the objectives of this Draft Plan seek to
maintain existing service levels and preserve opportunities to create a compact and attractive
village form, into which future development can integrate in a coherent and sustainable
manner.

The Draft Plan outlines that Lixnaw has been one of the fastest growing settlements in the
County;

“The population of the village increased by 61.5% from 431 in 2006 to 696 in 2016.
The pace of growth has slowed recently with the population increase from 634 in 2011
to 696 in 2016, measuring 9.8%. The settlement is also located within the ED of Lixnaw
which recorded a population of 1,016 in 2011 and 1,050 in 2016, an increase of 3.3%.

The large number of dwellings constructed over the last decade in the village is
reflected in the increase in population. The village has adequate lands (including
backlands) within its boundary to accommodate additional residential development
should it be required in the future.

Suitable located lands have been as strategic residential reserve, R4 and village centre
M2 to ensure that the longer-term residential needs of the village can be met.

The development of these lands is dependent on the availability of adequate waste
water infrastructure. Infill development that helps to consolidate the village form, and
provide for a more sustainable living model will be encouraged. A mix of dwelling
types and sizes will be required in any future residential development to cater for
various household sizes, differing housing needs and life stages.” [Our Emphasis)

Policy Objective LW-GO-06 of the Draft Plan states that it is an objective of the Council to;

“Seek the completion/redevelopment of the existing incomplete residential
development.”

Much of the subject site is proposed to be zoned as “R2.6 Existing Residential” (denoted in
Figure 1.3 in yellow.) We note that there is a proposed change to the zoning designations
pertaining to the southern portion of the subject site in the Draft Plan from “Mixed-Use” to
“O1 - Strategic Reserve.”
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The “Strategic Reserve” zoning designation is explained in the Draft Plan as;

“In a number of settlements some land has been zoned under the category of 01,
Strategic reserve, White land. This is to cater for those cases where land is zoned for
development at some time in the future but no objectives or specific controls are
indicated at present...

This is the final category which is only used if a zone did not fit comfortably into any of
the other categories, sub-categories or sub-sub categories. This category includes
Strategic Reserve, white land (01)...

Any plans or proposals for the development of 01 Strategic Reserve White land to be
compatible with Nature Conservation designations and Flood Risk Management plans
for the area.”

Due to the nature of this proposed zoning designation, it does not appear in the zoning matrix
in the Draft Plan, so the status of permissible uses on this portion of the site is not certain, in
spite of its partially constructed nature. The principle of completing this unfinished housing
estate however, is well established elsewhere in the Draft Plan, and the principle of
completing residential development at this location has been discussed in Pre-Application
Consultation Meetings with Kerry County Council.

RATIONALE FOR REZONING OF LANDS

The Department of the Environment, Heritage and Local Government’s Development Plan
Guidelines (DoEHLG, 2007) outline the criteria for assessment of lands suitable for
development within the zoning process. These include the following:

1)
2)
3)
4)
5)
6)

7)

Need;

Policy Context;

Capacity of Water, Drainage and Roads Infrastructure;
Supporting Infrastructure and Facilities;

Physical Suitability;

Sequential Approach and

Environmental and Heritage Policy, including conservation of habitats and other
sensitive areas.
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ASSESSMENT
1} Need for Additional Residential Units

It is noted in the Draft Local Area Plan that commercial development is to be focused on the
Lixnaw Village Centre, which might explain why the lands at the subject site have been
rezoned for “Strategic Reserve.”

However, it is also noted that the Draft Plan makes allowances for the promotion of
completion of existing, unfinished housing estates (Objective LW-GO-06, as outlined above.)
It is submitted that the rezoning of the subject lands for residential development will positively
contribute to addressing the housing needs of the area, while also completing a partially
constructed housing estate.

2) Positive Policy Context

The rezoning of the subject lands for residential development and the appropriate extension
of the Lixnaw Settlement Boundary are consistent with policies at national, regional and local
level, regarding the provision of residential accommodation in existing built up areas, as
outlined above, and are in keeping with the proper planning and sustainable development of
the area.

3) Upgraded Capacity of Water, Drainage and Roads Infrastructure

Lixnaw is currently served by a wastewater treatment plant, which only provides primary
treatment of wastewater and is not large enough to treat all the wastewater from the village.
Construction work has however recently begun on an Integrated Constructed Wetland system
for the Village, which was granted planning permission in February 2018. This system will have
the capacity to treat the wastewater from a population equivalent of 1,200 people. This would
cater for the existing population, as well as the projected future growth of the community,
while also delivering significant environmental benefits.

The subject site is accessed via an existing c. 180 m access road to the west of the site, which
connects to the R557. It is envisaged that road infrastructure upgrade is not required to enable
development at this location, rather just completion of the partially constructed internal
access road.

4) Presence of Sufficient Supporting Infrastructure and Facilities

As outlined above, the subject site is approximately 1.5 km south of the village centre of
Lixnaw. As well as servicing its rural hinterland, Lixnaw functions largely as a
dormitory/commuter settlement for Tralee and Listowel and the No. 272 Bus Route connects
the three settlements. Lixnaw has typical services that would be normally associated with a
settlement of its size, including national schools, a church, a post office, neighbourhood retail
and childcare facilities. Scoil Mhuire De Lourdes Boys National School immediately adjoins the
subject site to the north-west.
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Rezoning and subsequent completion of development of the subject lands can provide the
critical mass of population that may be required to support and justify the development of
additional, important support infrastructure and facilities such as playing fields and retail
units.

5) Physical Suitability of Subject Lands

The subject lands do not suffer from any physical limitations that may prevent their
development for residential accommodation, subject to the usual development management
provisions. No fluvial or pluvial food risk areas are identified within or immediately adjacent
the subject site by the Office of Public Works, as shown in Figure 5.0 below.

BALLMTOGHER

-

wonNulEnT

BALLYHORGAN
SOUTH

P
= L

BALLINVONER
ALLTHENRIGLY

LIXNAW
3 A
GOATAMEANE = . “‘ﬂ*'f"
. 2 BUTRENA GH
i * 8

ENOCHRURKA
LLURDOIGELAS

BALLINCRAMEEY

-t

1 - ‘
p - '
AGHAL DOR »’ F

Figure 5.0 - Flood zones mapping, with indicative site location denoted with a red star. (Source: Myplan.ie, as
annotated by Tom Phillips + Associates, 2019).

d

6) Logical Extension of Residential Development through Sequential Approach

It is submitted to the Planning Authority that the subject lands are appropriate to provide for
residential development, as a logical extension of recent pattern of development in the area.
The principle of residential development at this location has already been assessed and
established through the granting of previous planning permissions and their partial
implementation.
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7) Absence of Physical, Heritage or Environmental Constraints

It is noted that the subject site is neither zoned specifically as ‘Open Space/Amenity’, nor does
it contain any designated areas as indicated in the Draft Plan. One heritage feature has been
identified (RMP Reg. Ref. KE016-034) on lands adjoining the subject site and its associated
Zone of Notification extends slightly within the boundary of the subject site. This feature is
described as;

“This site is marked on the 1841-42 OS map as a circular enclosure, and is marked on
the 1914-15 map, though not as clearly. Today it has been much levelled and is barely
perceptible above the ground. It survives as a raised area, ¢ .4m above the surrounding
land. The internal diameter is 20m E-W.”

This significance of this feature would have been assessed under the parent permission and
subsequent amending permissions. Should a new planning application be lodged for the site
to enable completion of the partially constructed housing estate, the significance of this would
again be assessed and monitored, if required. As such, this does not represent a constraint to
any future development of the lands. Therefore, it can be inferred that the subject site is not
of specific amenity, visual or environmental value, per se, that would mitigate against its
development for residential purposes.

Figure 5.1 - RMP Mapping, including zone of protection, with indicative site location denoted with a red star.
(Source: Myplan.ie, as annotated by Tom Phillips + Associates, 2019).
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CONCLUSION

Tom Phillips + Associates have reviewed the Draft Plan and, having regard to the existing
development in the local area propose the appropriate rezoning of the subject lands and the
suitable extension of the Lixnaw Settlement Boundary, as outlined above, in the interest of the
proper planning and sustainable development of the area. The subject lands comprise an
important, well-located and serviced site, appropriate for residential development. The
proposed zoning designation and settlement boundary are neither a suitable nor logical
parcelling of the lands and does not reflect the well-serviced nature of the site. This may
frustrate any future applications to complete development at this location, as it would be
outside of the formal settlement boundary.

Figure 6.0 — Indicative summary of proposed rezoning submission. The area in light blue is to be rezoned to
‘Residential’ to enable completion of residential development at this location. The settlement boundary and
residential zoning is proposed to be extended to include the area denoted above in dark blue for the completion
of residential development Indicative Site Boundary in Red, which is the red line boundary of the previously
permitted and partially constructed mixed-use scheme [Source: MyPlan.ie, Annotated by Tom Phillips +
Associates, 2019.]

We submit that the rezoning of the subject lands to a combination of “R1 - New/Proposed
Residential” and “R2 - Existing Residential,” would facilitate the balanced future growth of
Lixnaw. It is submitted that the subject lands are suitable to provide for sustainable residential
development, which would support the enhancement and augmentation of facilities and
services available in the wider area and accommodate the increasing population of Lixnaw.

In closing, it is respectfully requested that the Planning Authority consider this submission for
the reasons outlined above.

Kind regards,

W R
John Gagnon  \

Director
Tom Phillips + Associates

SUBMISSION TO THE DRAFT LISTOWEL MUNICIPAL DISTRICT LOCAL AREA PLAN 2019-2025 17




- Scaion. Poandsh.

R ﬁaﬁmﬁz;v’g_,@ﬂw Omz . LS il s . _
~ pbsﬂ}ﬂ/.vmfé’ DEppprmsn? . Zgﬁﬂ?
............................ j(mz;gy County Covdcris | 3 i
e CUIATY .ég,@,m/as S |
.Z%W o * /%/faf/ 2
I/ /Y o "
Lo Keerd 5
f“ﬁm

MM@MM Srtic? hoesps iy Hooa)

._ L @A/&ﬂ?bmfé T HBNVE bacuma‘d*f WE #Hw/eE
__ﬁgi,n/omef:o TinT ol _He 20, mpt |, _Tobus Freen IS
DisPose > fol. cltoneé 6F usé 76 Lesrpenzits, V&, e

e Uiy BCcESS T TS FIECD #PPEw 76 _EE TRewlsH Keddy
ﬂéff@w’s Ksomré, HS gesivedTs of !(é.w;/ Yeku?s WE
STelGLY 08T 7o _zips Plofisse g3 _7iE  SEEE fodD
Mo Tt dai> THAEH Ll HEGHTE 1S a7 Suimdes

R_Chbey 4o mets TREHE Tthd 17 WY _cpeues . (7 s

D120 g goecod MrnD wiped mEnws et 7ib _Geded Men AT

Thb REVE_oF Tl L1ré _WoutD HAVE o BE SqcfificeD 7o

W@’-ﬂ- Cort. V7 v T2anwsh T 4% L6t 45 Pl 4

iﬁﬁe'a/s':.n LAAbLE BusydT OF CadS VAWS., WHASZE Disposst TRICKS Sb

U ARIONS __OTHEY, L¥nLCE  BowdS VELHECES I bEVELImENT WELE

_ﬁa THE LWl

IS V3 “.‘faﬁﬂs__é@:p:_ﬁjéa# OF _f_IfEky STEEP Uitriiy
TtoiGH Wi H A Szeswum  FowS (4T s Ause bened 1T

Wodets THUE #) EW ok NINS AmOodT O0F Si78 weki To LEVEL

— Tz @lao WD WD &L6 i 7wE YnunieS Lefeté DE/RoPéeTF

e _COHL:D CommENeE, _—

' Tih6 fm'mcé OND_LEWT T pul 6@;»@ keanly teradis..




2

e trins G heS Ftomn e NI 1S selsury Durgiioss S
e WSLBGTS g7 TG Tone My Losiin $ BT (S pet CeoT>_
B wq—w Al leogin  ou AE _N6T Flomt LSTRUEL. | Jen

e BTG é(évyw fewnes + Gork Ugw o4 7o 76 Howwpdtorr
Véttiergs Mﬁ@mgg Fdopt Lowet Ddomit/ oy w5 N6
— &Mﬂv Seots oW guD 4 S EROIS HCADENT (S il
\\\\\ 7o mﬂ/ 724%% F»Qo&a HE fwé’ Ké—aw& BonD poswat

_______ - ﬂ/mW b7 76 Yoy A%?eféfzﬁ_/é’w Yew fﬂif/ﬁﬁ/fwﬁé’
T @Wm D RGEL UL hERPY CRUSES. GRERT. Covlesitn 76
— m.m.m,_?éﬁﬂf__&_@;m@y& EEzLald. m:mms

Mé At 17 _#zso wmz;f w&«/mwé’ 7T A/gzw,é@wﬁ:s’

;%.-:MUM L 4R ﬂ&/b /ﬁy 175 LEEPENTE % Ly 4%&‘ Uvkeess
N LE_ 748 é@?&'ff UBLE_0f ZHE VTGS, IS My CNQW_D

_;d’mmrﬁ oL 7m._ LA L& Wfa/é“'a’:‘) Mﬁ,‘_ ﬁaﬁé St MS7
. 'ﬂé—moa.é Woury Ae DlsadMG‘&D Ao M.«;WWM ﬁ @fﬂ




53

FAO : Senior Planner,
Policy Planning Unit,
Planning Department,
Kerry County Council,
County Buildings,
Rathass,

Tralee.

A demographic and socio-economic profile, which North East and West Kerry Development {NEWKD)
undertook in 2018 with Dr Brendan O Keefe, noted that “peripheral parts:of North Kerry are
suffering the effects of consistent demographic weaknesses, economic underperformance and
population decline associated with service depletion and an ageing of the population characterise
‘these areas”

The study also highlights that the Listowel Municipal region has a number of areas with high tevels of
disadvantage as measured using the government’s own Pobal index and maps

The Pobal maps also show.a number of neighbourhoads that emerge as being ‘disadvantaged’ or
‘very disadvantaged:’ In rural North Kerry, these include:

® Lyreacrumpane

. Abbeydorney Village (and its southern flank)

. Kealid and Lissaniska {Moyvane)

a Tarbert and the adjoining townlands of Carhoonakineely, Coolnanoénagh, Kilcolgar Lower,

Kilcolgan Upper, Kilpaddoge, Ralappane and Reenturk
. Carrigafoyle, Gortard, Martara and Rusheen near Ballylongford.
s Beennameelane, Dromloughra, Dromurrin and Gortacrossane west of Listowel.

Parts of areas.such as Ballyduff, Causeway, Lixnaw and Tarbert also exhibited-increased Jevels of
deprivation in the period between 2006 and 2016 Censi.

NEWKD suggest that these realties need to be recognised and-addressed in the development of the
Listowel Municipal plan if the area is to achjeve the objectives outlined and to create a sustainabie
and socially colesive community.

| attached the report for your consideration.
Regards

Robert Carey




UISCE

EIREANYN 1HISH
WATER
Senior Planner, 4
o 4 Uisce Eireann
Planning Section, . Sueis OF 8060
Kerry County Council, Baile Atha Cliath 1
County Buildings, tire
Hathass, Irish Water
Tralee. PO Box 6000
Dubkin 1
Ireland
13" December 2019

T: +353 1 89 25000
F: +353 1 B9 25001
www.water.le

RE: Proposed Draft Listowel Municipal District LAP 2019 - 2025 and Variation no. 3 to Listowel
Town Development Plan 2009 - 2015

Dear Sir,

Thank you for the opportunity to comment on the proposed Draft Listowel Municipal District Local Area
Plan 2019 - 2023 and Variation no. 3 to Listowel Town Development Plan 2009 - 2015.

Please find attached a table with details of current overall water/wastewater capacity/availability in the
settlements located within the Listowel Municipal District.

Please note that in the Draft Listowe! MD LAP, Section 3.1.2 (Page 50), reference is made to the need
to upgrade the WWTP in Tarbert. Irish Water can confirm that there is capacity available in the Tarbert
WWTP to facilitate growth as per the Draft LAP. Similarly, Section 3.5 (Page 78) makes reference to
the design capacity of the Ballylongford WWTP of 260pe. Irish Water can confirm that the design
capacity of the Ballylongford WWTP is 1,000pe therefore capacity is available for growth, (however
network constraints do exist in Ballylongford as outlined in the enclosed table).

In addition to ongoing and planned water services projects it is possible that further projects will be
identified under the following initiatives:

e lrish Water is preparing for the future by developing the National Water Resources Plan
(NWRP). The strategic plan for water services will outline how we move towards a sustainable,
secure and reliable public drinking water supply over the next 25 years, whilst safeguarding our
environment. The NWRP will outline how Irish Water intends to maintain the balance between
our supply from water sources around the country and demand for drinking water over the
short, medium and long-term. This will allow us to prepare for the future and ensure that we
can provide enough safe, clean drinking water to facilitate the social and economic growth of
our country. A statutory public consultation will be launched in 2020 seeking feedback on the

Stldrthéivi / Directors: Cathal Marley (Chalrman), Niall Gleeson, Eamon Gallen, Brendan Murphy. Michael G, O'Sullivan
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draft National Water Resources Plan and associated draft SEA Enwironmental Report and draft
Natura impact Statement,

» Drainage Area Plans (DAPs) for the wastewater networks in Listowsl town and Baliylongford
town are progressing, and are currently at Stage 2 (Survey and Model Build).

Finally, we would like to draw your attention to Irish Water's Menu of Policies for Development Plans,
which outlines a list of appropriate policies/objectives for Water Services which we would like 16 see
included in Development Plans/Local Area Plans. This menu is enclosed for reference.

Trish Water is available for disc_u's_sion in relation to the future sustainable development of the area and
any other issues with respect to the provision of water services within our remit.

‘Yoiusrs Sincerely,

23 ?]

Suzanhe Dempsey
SpatiakPlanning Strategy Lead

Engl:
e 19_IW_FP_60_Draft Listowel MD LAP_IW submission_Overall comments o ‘capagcity

e [W_Menu of Policies for Development Plans

2 Utace Eireany Irish Waler




Draft Listowel Municipal District Local Area Plan - December 2019
Draft summary sheet from Irish Water on water and wastewater capacity in relevant settlement:

Settlement

Hierarchy

Municipal District

2016 CSO

. Note capacity details are subject to chonge.

Wastewater
e

Water comm ent/capacity:

Listowel

Regional town

Listowel

4,820

Design capacity of WWTP is 12,500pe. Capacity available. In relation to the it
network, a Drainage Area Plan (DAP) is progressing to assess the existing
capacity/condition of the network and identify if any upgrades are necessary.

Capacity available in Water Resource Zone.

Ballybunion

District town

Listowel

1,413

Design capacity of WWTP is 8,000pe. Capacity available

Capacity available in Water Resource Zone

Ballyheigue

District town

Listowel

=]
r
B

Design capacity of WWTP is 4,250pe, Capacity available.

Capacity available in Water Resource Zone

Ballylongford

District town

Listowel

33

=1

Design capacity of WWTP is 1,000pe. So capacity is available at the WWTP. However, in

lation to the network, a Drainage Area Plan {DAP) is progressing to assess
the existing capacity/condition of the network. The DAP is still in progress but current
indications are that the wastewater network is constrained and upgrades will be
required. IW will have a limited budget available to upgrade the network and priority will
be given to the resolution of environmental issues ahead of upsizing the network for
[growth.

Capacity available in Water Resource Zone

Tarbert

District town

Listowel

540

Design capacity of WWTP is 1,300pe. Capacity available.

Capacity available in Water Resource Zone

Abbeydorney

Village

Listowel

418

Design capacity of WWTP is 350pe. No capacity available in WWTP. There are also
constraints in the wastewater network which would need des before develop
can progress. Due to funding constraints, no IW plans for upgrades of the WWTP or

network at this time.

(Capacity available in Water Resource Zone

Ballyduff

Village

Listowel

517

Design capacity of WWTP is 300pe. No capacity available. There are also constraints in
the wastewater network which would need upgrades before development can progress,
Due to funding constraints, no IW plans for upgrades of the WWTP or network at this
time.

|Capacity available in Water Resource Zone

Causeway

Village

Listowel

25

=1

Design capacity of WWTP s 250pe, no capacity available. Due to funding constraints, no
W plans for upgrades at this time.

Capacity available in Water Resource Zone

Duagh

Village

Listowel

222

Design capacity of WWTP is 250pe, no capacity available. Due to funding constraints, no
IW plans for upgrades at this time.

Capacity available in Water Resource Zone

Kilflynn

Village

Listowel

151

Design capacity of WWTP is 150pe, no capacity available, There are also constraints in
the wastewater network which would need upgrades before development can progress.
Due to funding constraints, no IW plans for upgrades of the WWTP or network at this
time.

Capacity available in Water Resource Zone

Lixnaw

Listowel

696

Project progressing - Integrated Constructed Wetland - design capacity of 1,200pe -
capacity available in WWWTP once this is completed. However, there are constraints in the
wastewater network which will need upgrades before development can progress - IW has
no current plans for upgrades of the network.

Capacity available in Water Resource Zone

Moyvane

Village

Listowel

381

Design capacity of WWTP is 450pe. Some limited capacity available. However, thare are

: ints in the network which will need upgrades before development can

progress - IW has no current plans for upgrades of the network or WWTP,

Capacity available in Water Resource Zone

Irish Water December 2019



UISCE

EIREANN : IRISH
Menu of appropriate Objectives/Policies for Water Services in WATER
Development Plans

General Policies in relation to Water Services
Uisce Eireann

a) To work closely with Irish Water to identify and facilitate the timely delivery Bosca OP 6000
of the water services required to realize the development objectives of this :
plan;

Irish Water
b)  To consult with Irish Water in the development of Plans, SDZs, etc in order " "%
to ensure the proposed spatial strategy takes account of: St

- the available capacity of the public water services infrastructure; T: +353 1 89 25000

F: 435318
- the need to protect and optimise existing and planned public water uwwaterie
services infrastructure;

- the need for sequential and phased development;

- the financial and environmental implications of development in
sensitive areas.

c)  Prior to granting planning permission the Council will ensure that adequate
water services will be available to service development and that existing
water services are not negatively impacted. Council should require
developers to provide evidence of consultation with Irish Water prior to
applying for planning permission;

d) To protect existing wayleaves and buffer zones around public water services
infrastructure through appropriate zoning and to facilitate the provision of
appropriate sites for required water services infrastructure as necessary;

Water Supply

e) To protect both ground and surface water resources including taking
account of the impacts of climate change, and to support Irish Water in the
development and implementation of Drinking Water Safety Plans and the
National Water Resources Plan;

f)  To promote water conservation and demand management measures among
all water users, and to support Irish Water in implementing water
conservation measures such as leakage reduction and network
improvements.

Wastewater Services

g) To ensure that the Local Authority provides adequate storm water
infrastructure in order to accommodate the planned levels of growth within
the plan area and to ensure that appropriate flood management measures
are implemented to protect property and infrastructure;

h)  To require all new development to provide a separate foul and surface
water drainage system and to incorporate sustainable urban drainage
systems where appropriate in new development and the public realm;

i)  To prohibit the discharge of additional surface water to combined (foul and
surface water) sewers in order to maximise the capacity of existing
collection systems for foul water;
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J)}  To support Irish Water in the promotion of effective management of trade
discharges to sewers in order to maximise the capacity of existing sewer
networks and minimise detrimental impacts on sewage treatment works;

k)  To ensure that all new developments connect to the public wastewater
infrastructure, where available, and to encourage existing developmerits
that are in close proximity to-a public sewer to connect to that sewer, These
will be subject to a connection agreement with Irish Water;

) To refuse residential development that requires the provision of private
waste water treatment facilitiés (i.e, Developer Provided Infrastructure},
other than single house systems;

m)  The provision of single house septic tanks and treatment piants in the Plan
area will be strongly discouraged to minimise the risk of groundwater
pollution. Where such facilities are permitted, full compliance with the
prevailing regulations and standards; including the EPA’s Code of Practice
Wastewater Treatment and Disposal Systems Serving S[ngle Houses {PE.
<10) (EPA 2009), as may be amended, will be required;

n) To ensure that private wastewater treatment facilities, where permltted
are operated in compliance with their wastewater discharge license, in
order'to protect water qualijty.

Note: As per Section 5.3 of the Draft Water Services Guidelines for Planning
Authorities, ‘Alternative solutions such as private wells or waste water
treatment p!ants should not geneially be considered by planhing. authorities.
Irish Water will not retrospectively take over responsibility for developer
provided treatment facilities or associated networks, unless agreed in
advance.” The opportunity may arise for the development to connect into the.
network in the future however, the developer provided treatment facility would
not be taken over.
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Asdee Development Submission for Listowel
Municipal District Area Plan 2019-2025

Introduction.

Asded Developmenit Association welcomés the opportunity to input into the drafting of the
forthcoming Listowel Municipal District Area Plan. We: look farward to consultation with
Kerry County Councit during the formal consultation period and to working with the local
authority subsequently to give effect to a plan that will benefit the entire municipa! district.

Our submission focuses on our catchment area, which is the parish-of Asdee. That said, we
are canscious of the importance of the plan delivering for the antire municipal district, and
we are committed-to working with all communities across.

We confidently put foiward a series of observations and recommendations, which-are based
on vey extensive consultations, and which commahd very streng local support. Our
consultation process began in June 2019.and is on-going. We are approaching the final stage
in what has been a very intensive, inclusive and comprehensive community planning process.
Our membaers have called to -every house in ‘the parish to elicit local citizens’ views arid
recormimiendations: We have convened four public meetings and compfeted three relevan_t
-surveys. These data, together with the proposals. that émerged during the commuiity
-planning process ensure-that our submission Is étrongly evidénce-based, widely-supported
and visionary.

The Evidence Base

In developing the evidence base for our. proposals, we havé drawri'on.Census of Population
data, These show that Asdee has been experiencing considerable population decline over
receit decades. Consequentlv, we have an ageing populatlon Therefore, in the first
instance, it is essential that we plan far-the provision of sérvices 1o older people, partlcularlv
those whae- do not have independent transport. In the sécond instaice, we need strategic
Interventions to ensure that Asdee grows Its population. Substaritisl population growth in
Asdee would be of benef“t to the entire county = and not just'the immediate locality. The
community already has facllities and infrastructure in piace, |nc|ud|ng an excellent national
school, .church, shap and other village-amenities. Ih line with the objectives of frefand 2040
and the Natiohal Planning Framework - to ensure best use of existing infrastructure, it is
imyortant to enable Asdee’s population to grow. We erivisage a growth rate of 2% per anhumi
over the I:fet:me of the plan. This proposed rate is modest, and is'a basic minimum. The
village has much further capacity for growth, and this needs to be harnessed.

The evidence base indicates an unider-representation of families with young children in the
local population. Therefore, in arder to redress this deficik, it is necessary to put in place
‘amenities that will make the locality more altractive to this population cohort. Our
commun:ty plan provides for such investments; including a playground and revamped

community centre. The municipal district plan ought to offera supportive framework for the

delivery of these projects. ft also ought to provide for enhanced connectivity across the
communities along the Shannon Estuary, so that they people can live herg, even if they work
elsewhera.

s




Our evidence base has aiso been enhancad by a survey questionnaire, which was completed
by over 140 aduits and by parallel survey work Involving all the children (3™ to 6' class}in the
local primary schodl. These highlight the néed to improve local infrastructure. The east-west
conngction Ballybunion-Tarbert Is reasonable, but the north-south roads to Lisselton and
Listowetare of poor quality and need to be upgraded d@s a matter.of utgenicy., Thereare also
stretches of the Beale to Tarbert road in- seriaus need of upgrading, particularly where there
has beer subsidence, The evidencea also ndicates that large-scale industrial wind turbmes are
doing considerable ecological damage, and that -smaller-scale and community-based
epproaches to clean energy generation would be rore appropriate in Asdee and across North
Kerry. Qurarea is-on-the Wild Atlantic Way (WAW), and the regent industrialisation of the
landscape is not compatible with the ethas and marketing of the WAW Above all, the
protection of Asdee’s ecology and the imperative of ensuring population growth require
imimediate provision of a wastewater treatment facility. '

Local Support

Local citizens have. availed of'several opportunities to input into-our community plan and to
this submission, and to convey their support for it. Beginning in June, members of our
association called to every hotsé in Asdee. We Informed them about the community plan-
and invited them to elther attend a series of public consultation meetings and /ot 1o forward
on their views and recommendations. This investment of time. was considerable, but very
réwarding. It allowed usto identify new issuss.and opportunities and to engaga with people
who traditionally did not get.invalved in community development activities. Over the second
half of 2019, we held three public meetings at which independant facilitators worked with us
to identify needs, projects and priorities. Qver forty people attended each meeting, and, In
total, over 100.peaple attended at least one meeting, Inaddition, in November, we organised
2 Geodeslgn workshop; at which locaf citizens physically mapped the ideas and proposals that-
have emerged from the planning process. In-addition, the Geodesign workshop allowed for
various interest groups to ‘negotiate with one another and to engage in dialogue with
Iandowners and those who are planning private: — domestié and commérciat — projects that.
witl Impact on the locality. -

Visian
Cur. visioh is based on, and motivated by, the United Natipns’ Sustainable Dévelopment Goals.
We have tremendous natural resources locally, and are committed to protecting these and
to ensuring a high quality of life for all restdents and-a welcome for visitors, We envisage:
& Sustaihed population gro_wt_h
» Enhanced. connectivity — road and broadband — to support local econemic
development;
= Moderised community facilities, particularly the community cefitre ~ to becomie a
multi-purpose-hub;
-« Ecology supporting.economy — an anaerchic digester, power generation in harmoﬁy-
with the local landscape, sus'tainable"a'gri_cu{ture';
= Cuitural-and heritage celebration — based on.local features; including Jessie James;
s Attractive piace to live — renewed walkways, enhanced beach access;
o A caring community ~sheitered housing a_hd more services for older people; and




e  More young families — opportunities for teleworking and more sustainable modes of

travel to work.

In order to give effect to these visions, all of which are consistent with EU and national policy
goals, it is important that the Listowel Municipal District Plan provide for, and support, the

following:

e A wastewater treatment system to serve approximately 250 connections;
e Restrictions on commercial windfarms and stronger safeguards for local landscapes

and ecology;

e Improved road connectivity and public transport provision;

e Fuller exploitation of our location on the Wild Atlantic Way and proximity to a wealth
of heritage and natural resources:;

e Asheltered housing complex with ancillary services; and,

e A modern community centre — as a community hub.

3=
8

1. Community Planning

Asdee Community Development Association is currently preparing a five-year plan for the
area. This project is funded by Bord lascaigh Mhara (BIM) under the Fisheries Local Action
Group (FLAG). We request that the outcomes to date from the community planning be
included in the Listowel Municipal District Area Plan for 2019-2025. We also request that a
meeting with Kerry County Council Planners be arranged for us to present our plan.

The project commenced in September 2019, facilitated by Paul O’'Raw, Community
Consultant, and Brendan O'Keeffe, Geographer and Social Researcher.

Some of the key issues raised to date have been; population decline, vacant properties, lack
of services, social isolation, the lack of employment in the North Kerry area, and lack of
facilities, particularly for the youth and elderly of the community.

Below is a summary of issues facing our community compiled from the individual surveys.

What are the principal current issues facing your local community?

Population Decline = loss of youth
Too many wind turbines

Planning regulations

Sewerage Treatment

Isolation (social)

Lack of Employment (in North Kerry)
Broadband

No post office

Commuting

: Formatted: Font; 18 pt, English {United States)

- | Formatted: Indent: Left: 1.27 cm, No bullets or

numbering




2. Population Decline

Population of Asdee and Beal EDs, 1911 - 2016

Population of Asdee and Beal EDs, 1911 - 2016
1,200

1,000
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400
0 —’\_\qﬂs*ﬂ
1911 1926 1946 1951 1961 1966 1971 1981 1986 1991 1996 2002 2006 2011 2016

This information has been taken from census data by Dr. Brendan O’Keeffe. As can be seen
from the chart, the population has declined by almost 50% since 1926, from 987 to 480 in
the 2016 census.

This has been a huge factor in contributing to social isolation, vacant properties, and the
closure of the local post office, two shops and two public houses in the past decade.

The population profile as presented below indicates an aging population, higher than the

national and Kerry average, with the 19-44 age profile well below the national and Kerry
average.

Age Profile of the Population

. R Tr L
Asdee 22% 30% ',f‘\-;“’\yj
0% 20% 0% 60% 80% 100%
"0to18 “19t024 251044 451064 65+

Any plan for Asdee should incorporate projects that counteract population decline and
support new housing developments, renovation of vacant homes, new services, and
amenities to attract young families.




The lack of waste water treatment is a severe hindrance to new housing developments in
the community. It is imperative that a waste water treatment plant or alternative waste
treatment facilities is included for Asdee in future Listowel Municipal District plans.

CSO statistics show a sharp decline in new housing developments, particularly since 2001.

Any future planning policies by Kerry County Council should help facilitate and support the
repopulation of small rural communities, such as Asdee.

Periods in which houses were built

100%

90% 21%

30% 29%

80% Since 2001

e .

60% © 1981 to 2001

50%

a40%

Bef 1

30% efore 198,

20%

10%

0% Between 2011 and 2016, there
Asdee Kerry Ireland were six houses built in Asdee.

3. Facilities

Asdee now has one shop, a church, and a primary school, while the post office closed earlier
this year. The community centre is in disrepair and requires a significant upgrade to bring it
up to the required standards.

However, this centre has been highlighted as being pivotal to all future plans for Asdee. The
centre should be developed as a social hub for the community, with suggestions including;
community café, office facilities, including high speed broadband for remote working, youth
facilities, fitness equipment, and improved facilities for our Active Retired group.




Are there any particular amenities or facilities that should be
developed in Asdee?

v A'’Playground,

¥ Recreation Argals) ~ walkway, the beach (parking), astro-turf, gym,

“Sewerage scheme, more housing,

v Jessias

¥ Youlh services

¥ Créche

¥ Sacial housing,

~Refurbish community centre

«Nlear placesto meet, café

« Broddband

v Lighting

v Biggershap

Summary from individual questionnaires
{Jessies refers to the tourism potential of the former Jesse James pub a5 the fomdus outlow
haod aricestors from Asdée)

The handball alley on the riverbank to the west of the village is an area that could be
developed to incorporate a sma!! playaround and picnic area, The community have
highlighted a playground as a key facility to ancourage young families 16 live in the arga. The-
pienit area could act as a stop-off/starting point on the walking trails.

The condition-of the bridge in the vicinity of this area, while of no immediate danger, is
deteriarating and has béen examiried by Kerry County Councll engineers, and’js in nead of
work in the riear future, '

We would envisage the pessibility to widen the road during this work, with the pp{ential for

a suspended walkway stmilar to the bridge in Athea, facilitating pedestrian access from the
village.. '




4. Tourism

Asdee, situated along the Shannon Estuary and on the Wild Atlantic Way, has potential to
develop a strong tourism business.

Our local beach, Littor Strand, is something of a hidden gem, with kilometers of quiet, sandy
beach to walk, while the safer waters make it a family friendly alternative to some of the
busier beaches in North Kerry. The untapped potential of the beach is something we wish to
highlight going forward.

Itis one of only five beaches in Kerry to have achieved the Green Coast Award. The award is
for beaches which have excellent water quality, but are also prized for their natural,
unspoiled environment. It is also a member of the Clean Coast program, which works with
communities to help protect and care for Ireland’s waterways, coastline, seas, ocean, and
marine life.

The Shannon Estuary is home to the only resident population of Bottlenose Dolphins in
Ireland, approx. 140 individuals often seen feeding and playing in the waters off-shore. The
Estuary is also a significant food source for migrant waders who travel south to winter in
Ireland.

Another untapped resource is the Shannon Way Trail, which stretches from Ahafona in
Ballybunion, across Cnoc an Oir, through Larha and Tullahinell ({townlands in Asdee), and
continues into Ballylongford, before finishing in Tarbert. In recent years, the trail has
become inaccessible in parts. The plan is to clear the section from Cnoc an Qir to Tullahinell,
to make it fully accessible and to work with our neighbours Ballybunion, Ballylongford, and
Tarbert to promote the trails panoramic views of the Estuary.

Shannon Way Map 1 : Bailybunion to Tulfahennel
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The development of the North Kerry Trail, by extending it onto fh_e'_existing Shannon Way
Trail would be a wonderful addition to North Kerry tourism.

‘Future projects include.new coastal and river trails in the Asdee area, also referenced
below, '

We aim to develop infarmiation on-local history and heritage, as_wé”as'_showcasi_ﬂg what
the area has to offer on our newly developed website, AsdeeViflage.com.

In order to-accommodate activity taurism in the-area a glamping/camping site with tailet
.and shower facilities would be a welcomed addition to the area..

The revival of the Asdee Féstival is:aiso high on our list of priorities. The previous festival in
the mid-90s was hugely-popular and encoiiraged our diaspora to return home for the
occasion. Festivals help encourage.people to visit the area and also showeases their
achievements and what the cammunity hasto offer,

5. Natural Environment

We see huge potential in ouf natural envirenment.tg develop walking trails along the river,
including upstream to the Black Waterfall from which the Asdee name- derives (Easa
Diibhe), and downstream extending to beach walks along the Shannon Estuary, We want to
rejuvenate the Shannon Way Walking Trail, with links to the néw trails méntioned.

The importance of coastal protection measures iscritical as land is being eroded by the tidal
nature of the Shannon Estuary, Such measures could include stone wall defances, gabions,
and rock armour.

The viilage would bé greatly enhanced by néw sighage, townland signage, continue the
upgrade works to the footpaths inthe village, and the addition of information and-history
boards.




6. Heritage and Archaeology

In close proximity to the handhall alley west of the viltage, thereare twa Ring Forts, which
could be developed as a historical point ofinterest, incorporating history and information
hoards.

Tullahinell House, kitowti. locally as. “The Buildings”, was _t'he'f_orme:r Lapdlord's residenta of
Maxwell V.:'B__Iacke'r-Do_ugl_as. There was alsc & mill in the [ate-1800s. In the early-igc[_)_s,.if is
believed to have beena refuge for Republicans fleeing British authorities, and played host
to & meeting of important senior Repiiblican figures, including Cathal Brugha and Arthur
Griffith.

StEoin's Wel, located in Asdeg West, Is another point of interest in the vicinity. An annual
mass is held there-each June. The well has been historically attributed with healing
properties.

7. Vehicular and Pedestrian Traffic

As highlighted in' the previous plan, there are na car parking facilities'In the village. Parking
at peak times ¢an cause congestion and pose a health and safety risk. Sites for a carpark are
ltimited but potential areas are-being explored.

‘Heading East towards Ballylongford an thé R551, there is a.dangerous junction ona.sharp
bend, known lotally as “Lacey's Cross”. This has prévicusly been highlighted to Kerry County
Council as an accident blackspot and the need for a right-hand turning lane,

Below are Architectural Conservation Areas {ACA) that have been given a facelift since the
previgus plan..







Appendix

The 2 pages below formed part of the Listowel Municipal District Area Plan for 2013-2019.
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1 Significant population decline

The following is based on census data, including 2011 and 2016 Small Area data(Central
Statistics Office, 2019). The historical parish of Aghavallen (Ballylongford) mirrors the
current parish of Ballylongford. The extent of the parish is shown in Figure 1, along with the
relevant small area plans. The population of the parish has dropped by one third since 1947.

The population of Ballylongford village has dropped by 23% in the 25 years since the 1991
census (Figure 2). This is a much starker figure than that contained in the report. Urgent
action is required to reverse this trend.

Figure 1 - Census data is based on the small areas (blue) contained within the historical parish of Aghavallen
(black)(Ordnance Survey I[reland, 2017)

Figure 2 - Percentage change in population over the last 100years (Central Statistics Office, 2019)
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2 Cycling

There are obvious cycling routes with minimum works, no CPOs required, on low volume,
very scenic local roads. One huge opportunity for Ballylongford is to link the Tarbert Ferry
to the Great Southern Greenway via a network of very minor very low volume local roads.

From January 1% to December 11" 2019, 12,353(Maher, 2019) foot passengers and cyclists
used the Shannon Ferry. There are three school buses serving Ballylongford-Tarbert
Comprehensive routes. This route has huge potential for both commuting school children
and tourism. Figure 3 shows the regional greenways, Figure 4 the local proposals.

Figure 3 - Great Southern Greenway and opportunities for Ballylongtord (Google Maps, 2019)
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Designation as cycling routes, followed by signage and reduced speed limits would help
massively. Down the line funding (or planning conditions for the Land Bank) could be
sought for segregation of vulnerable road users (Figure 6).

With the exception of sections on local tertiary roads or boreens, there are no pinch points
created by development on both sides of the road on this route (Figure 5 and Figure 7). Long
term, CPOs to widen this route and provide proper vulnerable user protection on regional,
local primary and local secondary roads would not impact on any existing dwellings or
businesses. It will just involve moving ditches. This offers an incredible saving compared to
upgrading any other route.

Every other potential route as far as Athea has multiple pinch points with dwellings on both
sides of the road. There are no hard shoulders on the N69 and separation of vulnerable road
users is not possible without major civil engineering as the surrounding bog is over a meter

below the road for long stretches.



Figure 4 - Ballylongford Greenways (CNES / Airbus, Infoterra Ltd & Bluesky, Maxar Technologies, 2019)
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Figure & - Segregation of yulnérable road wsers {Capital Infrastructure Unit (KCC), 2018)
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2.1 Low Road

The ‘Low Road’ nerth east from Ballylongford to Tarbert passes Lislaughtin 'Fri_ary, Saleen
Pier, Fort Shannon and Tarbert Comprehensive School. See Figure 3 and Figure 4.

As stated earlier, the abserice of developmient on both sides of the road (Figure 5) means that
developing proper vulnerable user segregation (Figure 6) is easy in the long teim.
Furthermore, the Land-Bank runs for the- vast majouly of this route, and low cost cycle path
could be incorporated into any road upgrades requited to service this site. The Land-Bank is
shaded red in Figure 4.

Figaid 7 - No development I'rom the last section o local tertiary foads 1 the urban developinient and Listowel
(Dromin) WTE en the approachio Listowel on lacal primary roads (Ordnance Survey Ireland, 2017).
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2.2 BogRoad

This 15km section of the route starts on Main St (R552) in Ballylongford, and turns left at the
first bend into Graffa. A short distance later the 4.5km purple section shown in Figure 4 and
photographed in Figure 8 begins offering stunning views through a working bog. This route
comes out of the bog at the Pollagh Bridge over the River Galey. Following 4km later on
very low volume local tertiary roads, turn right and the built up outer edges of Listowel,
inculuding Listowel (Dromin) Water Treatement Plant are less than 1km away (Figure 7).

Figure 8 - The Bog Road

o
Tt

The bog road requires some minor works, but pothole filling and cold tar repairs to one half
of the road would make this an excellent cycling route. It is currently driveable, just about.

Long term development of this route could include the section shown in yellow and orange in
Figure 4. This would avoid the R552 and keep users on local tertiary roads between
Ballylongford and the short section outside Dromin in Listowel. The portion in orange is
1.1km long following ditches through fields past Meelish Fort, an ancient Ringfort in
forestry. The sections in yellow are on local tertiary roads / cul de sacs. Meelish Fort justifies
a tourist route all on its own.

2.3 Carrigafoyle

The most heavily used walking and cycling route is a section of the Wild Atlantic Way to
Carrig Island from Ballylongford. This is a critical local amenity and I'm sure well
referenced in other submissions. A speed limit reduction and some signage would assist this
route. Extending the opening months (May-Sept) for Carrigafoyle Castle would also assist.
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3 Community electrical vehicle scheme

25% of all car sales in Ireland in November were fully electric vehicles (EV) and the best-
selling car in November (across the whole market, including diesels, etc) was a Tesla (Irish
Motor Industry, 2019). Electric vehicle numbers are climbing massively.

There is no electrical vehicle hub on the Wild Atlantic Way.

At dedicated fast charge points an EV will top up in 30minutes. There is one of these in
Kerry. At the more common slower charge points most EVs take over four hours to top up.
This duration would suit a cycle or walk from the village to Carrigafoyle Castle, Corran Point
Battery, Lislaughtin Friary, Saleen Pier with time left over to visit a local cafe. A relatively
small investment would build an EV charging hub.

Furthermore, a community electrical vehicle scheme would service the majority of off peak
Journeys to Listowel, Ballybunion or Tralee.

A €5,000, 2011 Nissan Leaf, battery degradation and all, is still good for 90km of range in
the dead of winter(Electrical Vehicle Database, 2019). So it’ll handle a return trip to Tralee
from Ballylongford no problem. Anecdotally the majority of off peak journeys are to
Ballybunion and Listowel, a fraction of this distance. A small number of community electric
vehicles would easily service the majority of off-peak needs for Ballylongford in a very
sustainable manner. This would be particularly useful to the younger and older portions of
the population.

A proper charging hub could be financed by daytime summer charging and take advantage of
cheap night tariffs for community vehicles.

Table 1 - Cost and emission savings for community EV scheme

Destination Distance Diesel cost @60mpg EV at 18kW/100km CO, savings
(km) € (nightrate) kgCO,

BallyB return
Listowel
Return
Limerick
Return
Tralee Return

4 Commuter patterns are very well suited to public transport

Examining travel time and journey duration from Ballylongford census data and information
from TII traffic counters strongly suggests at least one minibus equivalent of people are
travelling to both Limerick and Tralee for approximately 9-5 jobs.




Viability of this public transport is massively dependent on commuters NOT getting in their
car to access this public transport. Studies the world over have shown that if a commuter
uses a private vehicle for part of their journey, it is close to impossible to avoid them
commuting door to door. IE they must be able to walk / cycle to meet public transport.

Figure 9 — This image shows approximate journey time leaving Ballylongford at 8am, blue line indicating 45min
commute and red line 90min. Ballylongford is marked in blue, significant sources of employment at factories or
industrial estates are also marked (Google Maps, 2019).

e

Census data (Central Statistics Office, 2019) shows a strong business case for commuter
public transport in Ballylongford. Interpretation of the data displayed in Figure 10 shows
61.4% of commuters travel as drivers and 14.5% travelling between 45 and 90minutes to
work. This equates to 127 people in 2016 travelling in 78 private vehicles.

Figure 10 - Commuter data from 2016 Census small area data (Central Statistics Office, 2019)
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Compare this information to morning rush hour travel times from Ballylongford (Figure 9)
and TII traffic counters data presented in Figure 12 for locations shown in Figure 11. The
simplest example is Limerick. There is only one practical morning route, the N69.
Examining traffic counter data shows two distinct peaks of traffic entering or leaving the
system at Glin, Tarbert, Ballylongford and Ballybunion.

Figure 11 - Location of permanent TII traffic counters identified as circled green dots. Colours; Kilimer, Glin,
Moyvane, Killlynn(Google Maps, 2019).
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Figure 12 - TII traffic counter daily volume averages in the North Kerry area from 1™ January 2019 to 1¥ December
2019 showing numbers of vehicles per hour on the vertical axis (Transport Instrastructure Ireland, 2019)
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Figure 13 shows the traffic that originates west of Glin in the morning, east of Glin in the
evening and does not pass the traffic counters on the way to Listowel or Kilrush. IE it
originates locally.

Comparing the census data shown in Figure 10 to this data, close to 40 vehicles (>50 people)
likely originate in Ballylongford. Anecdotal evidence suggests a bus that connects to the
Coke Bike public bike share scheme stand at Mary Immaculate College and the entrance to
Raheen Industrial estate would serve most of this population. If this same bus met the shift
change at Aughinish Alumina if would surely be full.

With temporary traffic counts south bound on Main Street Ballylongford, we are certain the
same could be proven for Tralee.

Figure 13 - The net traffic that passes through the Glin counter, but does not continue to Listowel or Kilimer. LE.
traffic that comes from Glin, Tarbert, Ballylongford or Ballybunion (Transport Instrastructure Ireland, 2019).

200

g 150 -

=

£

£ 100

=

Y

5 50

5

& o4 -

E

2 50 -

_100 | iy Mlochnl RMSCH Achiion THOMEE thli “ASAELE SRS Syl UM LM S SN hlaie UM (NN LEE T el LA S N Sa !

o QO Q0 0 Q0 0 90 Q 0 0 C 0 0 C 90 0 O 0 9 9 9 0 9O O
S22 2299228220083 988888¢8¢8 89
O O O O 0 O O 0 C O C O 0 0 O 9 9 0O 9 9 9 9 O O
S8 9998839609805 3338888838 89
O A oM = N WM~ 0 0 O d SN Mo st N W~ 80 0 O = oSNom
O O 0O 0O 0 0 0 0 © © v ™ =« o ™~ = = = = = N &N & ™

5 Water & Wastewater infrastructure

The 260pe figure reported is incorrect. There is massive available capacity in the local
infrastructure.

The waste water treatment plant commissioned in 2015 has a capacity of 1000PE and is at
just over 50% capacity (Irish Water, 2018). This plant has capacity for an additional 450
people. That equates to an extra 175 houses based on the census occupancy of 2.56pe. This
excess capacity is a key driver for the proposed boundary extensions. Similarly, there is no
shortage or impediment to development due to drinking water.

Table 2 — Treatment Capacity Report (Irish Water, 2018)

Hydraulic Capacity — Design / As Constructed (dry weather flow) (m3/day) 225
Hydraulic Capacity — Design / As Constructed (peak flow) (m3/day) 675
Hydraulic Capacity — Current loading (m3/day) 368
Hydraulic Capacity — Remaining (m3/day) 307
Organic Capacity - Design / As Constructed (PE) 1,000
Organic Capacity - Collected Load (PE) 554
Organic Capacity — Remaining (PE} 446
Will the capacity be exceeded in the next three years? (Yes / No) No
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6 The bridge - BD-T-01

It is impcrativc that Pedestrian access and approaches across the bridge be resolved, Itisa
major stumbling block for the youngest and oldest in our community.

7 Regularising the Settlement Boundary

Firstly, the commitment to seitlement in a more compact form is (o be commended. A
strong, compact centre is key to a sustainable future for Ballylongford.

As stated previously viability of public transport is massively dependent on commuters NOT
getting in their car to access this public transport. The same rings true for all aspects of
village life. The butcher, the shop, the pubs, the take-away, and all other services depend on
foot fall to be sustained. Forcing the community into cars to access these services massively
increases the chances of that person continuing on to a bigger hub. It takes time to 1oad a
young family into a ¢ar, so much so that the journey time to Listowel is a relatively minor
addition, If'we can make it easiér for locals (o use local services, without resorting to the car
we will make a massive stride towards sustainability. For this to happen the existing
development must be regularised, IE village boundaries extended to the limit of existing
development.

Figure 14 shows, circlein blue, lincar development outside the 50kph speed limit. Figure 15
shows planning applications since'2007, That there is sufficient vacant property-in the:
village to house these 43 households is damning, particularly given the vast majority of these
dweéllings have been constructed since 1990, |

‘These are homes which have no footpaths, where no verge ot hard shoulder exists, Heavy
Ballybunion traffic during summer months, dnd Listowel bound traffic 365days a year force
the occupants to travel by car to the local shop. 2016 Census data'shows gin oc¢clipancy rate
of 2.56 in Baliylongford. 43 homes représent | 10 peoplé who can’t walk to shops, schools;
‘pubs or any Tature bus stop; or 25% of the village population in real terms. This is a
consequence of serious failures of planning policy, but it cannot now be rectified. These
house are masonry and solidly built. They are not going anywhere. Theil occapants will live
long lives yet le.cunamh Dé, The only thing we can ask is that (he boundaries be adjusied so
that in tithe these dwellings can included in the village.

Everything ahout Ballylongford was built for twice the population it has now. Everything
from the school to the wastewater plant can cater for the poputation doubling. With Listowel
and Adare bypasses we will have excellent commuting routes to Linierick and Tralee.

‘We need those already living here to sustain the services we have. This won’t happen unless
the boundaries, created by planning pelicy, are regularised by planning policy.

Correcting the boundary will start the solution. The end gastie is that kids who reatly atready
live in the village can safely walk to.school on a.dark mofning or training on a dark evening,
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Figure 14 - Isolated linear development(Ordnance Survey Ireland, 2017)

Figure 15 - Settlement Boundary and planning points(Kerry County Council, 2019)
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8 Saleen Pier

No mention of Saleen Pier has been made in the draft document. 43 vessels were on
moorings at Saleen for the 2008 season. The club hosted 6 weeks of annual sailing course
until the same depths of the recession. The pier is in and has been in continuous use by a
professional fisherman for decades. The existing boat club facilities include c. 350sqm
warehouse for winter storage of boats, a visitor pontoon, a clubhouse with kitchen / meeting
room, male and female changing facilities including toilets.

Figure 16 - Saleen Pier upstream boats and moorings in 2011

.:'_ ' - .T e - rw&mmnmw.;h ,'r!:\,_\'[_ :‘_l e ' 12 I

Figure 17 - Saleen Pier showing 350sqm warchouse, boats and moorings in 2011

The last regatta held by Ballylongford Boat Club was in 2007, discontinued due to
insurmountable insurance costs. There were only approximately 50members of the boat club
at the time, yet over 1,200 people PAID entrance to the regatta.

This facility offers massive proven tourism potential to the village.
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V9

‘To whom it may concern,

We note that Proposed Variation No. 3 of the Listowel Town Development Plan 2009-2015 would
involve the Zoning of a field (Tobin’s) to the rear of Kenny Heights as residential. We have reviewed
the proposal — including the map of the area which is proposed to be zoned — and we. have very
serious concerns about it. We live in § ‘which is in the last-row of houses at the
rear of the estate.

If the proposed variation was adopted, access to the site would, we understand, be-via Kenny
Heights. Access to and through Kenny Heights is alfeady under severe pressure and is not able to
safely and effectively cope with the current traffic levels —not only throughout the estate but also at
the roundabout at'the entrance to the estate. We have small children and have already had one
serious near-miss while out walking with them in the estate and a relative had anaccident at the
roundabout when driving to our house, We absolutely dread to think how the volume of traffic
would increase further with the addition of another residential area to the rear of Kenny Heights.and
the implications which this would have for us and in particular the safety of our children.

If the proposed variation was adopted it would, we understand, require-an access route either
through orbeside the common green area at the rear of Kenny Heights. This green area is integral to-
the residents’ enjoyment of Kenny Heights (playing games/football, walking dogs etc) and significant
time and effort has:been put in by residents into it {e.g. planting of flower beds and trees). This
would be completely undermined by adding an access route through or near it.

The area is one of natural beauty and when the Greenway opens:it will run adjacent to the field. A |
new residential development in that fietd would significantly detract from that-natural beauty and
would not-make a good impression for those setting out on the Greenway at that point,

The field is a dowhward sloping ofie and it may seem at first that any new development would not
interfere with our views. However the land there seems very marshy and we understand that it
could not be predicted at this stage the extent to which such Jand would have to be reinforced/built
up before it was developed with houses.

All of the neighbours we have spoken to share our concerns and we implore those making the
decision to please hot approve this.proposed variation.

Yours faithfully

Gerardine and Billy Stack




% Olfig ani
Rialaitheora Pleanala

CHfice of Lhie
Plannirig Regulator

13% December 2019

Seniof Pianner,
Flanning Department,
Kerry County Council,
County Buildings,
Rathass, Tralee,

Co. Kerry

Re: Proposed Variation 3 to the Listowel Town Development Ptan 2009-2015 (as extended)
A Chara,

Thank you for your authority's work on proposed variation no.3 for the purpose of, inter alig, bringing
the Listowel Town Development Plan 2009-2015 (as extended) into line with the draft Listowel
Municipal District LAP 2018-2024 and with the National Pianning Framework.

The Office .of the Planning Regulator (the Office} has evaluated and assessed the proposed
variation o the development pian, above, under the provisions of Section 31AM(1) and (2) of the
Planning and Development Act 2000, as amended (the Act).

As your authority will be aware, one of the key functioris of the Office includes assessment of
statutory plans and strategies to ensure consistency with legislative: and palicy requirements
relating to planning.

‘The Office is currently developing an overall evaluation and assessment methodology for statutory
plans. The submission below has. been prepared to provide a high-level input to your authority in
finalising the proposed variation of the plan.

1. Matters within the scope of 5.10 and $.10(2)(n)

The Office: has np -comment in this regard.

2. Consistency of proposed variation no.3 with the hierarchy of statutory plans

‘The revisions included in the proposed variation provide for a considerably more consolidated and
compact form to the future development of L'istowel_-than is currently the case under the Listowel

B_'Iuc C, 77 Cé Sir John Rogerson, Baile Atha Cliath, D02 VK60..
Block C, 77 Sir Johnr Rogersen’s Quay, Dublin, DOZ VK60,
T +353 (0)1 553 0270 | £ plans@opr.ie | W www.opriie
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Town Development Plan 2009-2015 (as extended}.. The Office is therefore satisfied that, in
general terims, the proposed variation is broadly consistent with the objectives of the National
Planning Framework, and in particular NPO3c {compact growth).

At the same time, while acknowledging the work of your authority in progressively addressing the
issue of excessive or inappropriate land use zoning objectives in the past; the Office does note that
the extent of land zoned for residential development and for mixed residential development under
the proposed variation would be somewhat in excess of the 15.25ha provided for in the core
strategy of the Kerry County Development Plan 2015-2021, taking in fo account the potential yield
from brownfield lands -and windfall sites.

Whilst proposed objective. H1d fo “Prohibit development on lands zoned sirategic residential
reserve (R4) until 80% of all other residential zoned lands (R2) have been developed to the
satisfaction of the Planning Authority’ might act to promote a phased and ‘sequential approach to
development of lands in a manner to ensure consistency with the core strategy of the Kerry County
Development Plan, the revised iand use zoning under the Town Development Ptan does not include.
R4 or R2 land use Zohing objectives.

A potential solution to this issue would be for your -authority to consider the application of the R2,
and R4 objectives as utilised in other plans in the county to the residentially zoned land to deliver
a befter match between the county-wide core strategy and the Listowe! Town Plan (as varied).

Objective H1d, would retain flexibility to switch between zones to secure the progressive délivery
of housing in the town as determined by rates of take-up.

Moreover, the availability or otherwise of services will be a determining factor in sequencing of
future land development. in the town.

Recommendation 1 —In order to ensure prospective development under the variation of the Town
Development Plan is consistent with the core strategy of the Kerry County Development Plan and
NPQ 3¢ of the National Planning Framework regarding compact growth, your authority is requested
to:

» Consider the incorporation of a phasing sequence for zaned residential land (R1/R2/R4)
taking in to account whether the subject zoned lands are serviced or serviceable (having
regard to Appendix 3 of the National Planning Framework: A Methodology for a Tiered
Approach to Land Zoning).

3. Relevarit. Section 28 Guidelines

The Office notes that the propesed variation would appear to include Zoning objectives for land
(R1) at Castleisiand adjacent the N69 and at Isiandganniv North, that would enable vulnerable uses
{residential) to be located.in an area that your authority’s Strategic Floed Risk Assessment would
suggest are within flood zones A and / or B.

2|fage




Having examined the assessment above, it does not appear that the justification test in accordance
with the' requirements of The Planning System and Flood Risk Management Guidelines for
Planning Authorities (OPW, 2009) has been satisfied in respect of the proposed land use zoning
of the two aforementioned pa'rcels of land.

Recommendation 2 - Your planning authority is requésted to omit, or to amend as necessary; the
proposed revised land use zoning cbjectives under variation no.3 accommodating vulnerable uses
on the lands at Castleisland adjacent the N&9 arid &t Islandganhiv North within flood zane A arid/or
B. Alternatively, your authority is requested to demonstrate compliance with the justification test
under The Pfannfng System and Flood Risk Management Guidelines for Planning Authorities

(OPW, 2009).

Suthmary

The Office requests that your authority addresses the recommendations outlined above, which are
made in the context of the provisions of Section 31AM(3)(a), in order to ensure that the proposed
variation is consistent with relevant national policy obligations, guidelines and legislative
requirements.

The report of the Chief Executive of your authority prepared for the elected members under settion
13 of the Act must summarise these recommendations and the. manner in which they should be.
addressed.

Your authority is required to notify this Office within 5 working days of the making of the local area
plan and send a copy of the written statement and maps as made.

Where the planning authority decides not to comply with a recommendations of the Office, or
otherwise makes the plan in such a manner as fo be inconsistent with any recommiendations made
by the Ofiice, then the Chief Executive shall inform the Office and give reasens for the decision of
the planning authority.

Such notice requirements enable the Office-to consider the matters further as regards the making
of any recommendations to the Minister in relation to the provisions of sections 31AM and 31AN of
the Act.

Please feel free to contact the staff of the Office in the context of your authority’s responses to the

above, which we would be happy to facilitate. Contact can be initiated through the undersigned or

at plans@opr.ie.
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Gary Ryan
Director, Office of the Planning Regulator

076 100 2747
gary.ryan@OPR e
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‘Rialaitheors Pleanala

-Office of tha
Planning Hegulator

413% December 2019

Senior Pianner,
Planning Department,
Kerry County Council,
County Buildings,
Rathass,

Tralee,

Co. Kerry

Re: Draft Listowel Municipal Local Area Plan 2019:2025

A Chara,

Thank you for your authofity’s work on preparing the draft Listowel Municipal Local Area Plan 2019-
2025.

The Office of the Planning Regulator (the Office) has evaluated and assessed the proposed.
variation to the development plan, above, under the provisions of section 31A0(1) and (2} of the
Planning and Development Act 2000, as amended (the Act).

As your authority will be aware, one of the key functions of the Office inciudes assessment of
statutory plans and strategies t0 ensure consisténcy with legisiative and policy requirements
relating to planning.

The-Office is curréntly developing an overall evaluation and assessment methedology for statutory
plans. The submission below has been prepared to provide a high-level input to your authority in
finalising the proposed variation of the plan.

1. Matters within the scope of section 10
The Office has ho comment in this regard.

2. Consistency of proposed draft LAP with the hierarchy of statutory plans, including
the RSES and the county develiopment plan

Consistency with the RSES ~

The Southern Regional Assembly Regional Spatial and Economic Strategy (the RSES) is due to

be made on 31% January 2019. Under the provisions of Section 11(1) of the Planning and
Development Act 2000-2018 (as amended), a review of the Kerry County Development Plan 2015-

Bloc €, 77 Cé Sir John Rogerson, Baile Atha Cliath, 02 VK60,
Block €, 77 Sir John Rogerson’s Quay, Dublin, D02 VK60,
T +353.(0)1.553 0270 | Eplans@opr.je | W www.opr.ie




2021 would be required to commence within 13.weeks of the making of the SRA RSES on 31¢
January 2018,

Taking account of the above, the timing of the making of the proposed LAP might have ordinarily
expected to been commenced after the review of the county development plan had concluded.

Notwithstanding. the above, your authority has progressed the draft LAP for wider reasons but
should consider including an objective commiitting to consider a review of the LAP in the event of it
being. out of step with a future iteration of the Kerry county development plan made in the fight of
the soon to be adopted RSES.

Consistency with the County Development Plan —

Ballybunion — The Zoning of residential land would . appear to be inconsistent with the core strategy
and settlement strategy of the county development plan in terms of quantity of lands (12.75ha to
accommodate 39 dwellings) allocated under table 3.6 of the development plan. Such a level of
provision could provide for a very low.density of development (in the regian of 4 units per hectare},
which would be markedly inconsistent with the approach adopted in other settlements.

A sequential appraach to the zoning of lands required under section 3.1.2 of the development pian
(in accordance with the recommendations-of Planning Guidelines for Plapning Authorities on the
Preparation of Development Plans (DEHLG, 2007)).

‘The Office notes that the proposed land use zoning objectives for Ballybunion include the removal
of existing residential zoned lands (c.5.1ha) located proximate to the town centre, to strafegic

residential reserve (R4_)_, while proposing new residential (R'1) to the south; significantly more-

distant from the town centre. The latter includes the introduction of a new parcel of land provided
through an extension of the town’s southem boundary. The proposed land use zoning therefore
appears to be inconsistent with a sequential approach,

Such land use zoning objective would go against achieving compact growth of the town contrary
to the objective of the NPF (NPO3c) and contrary to objectives of the draft LAP to objectives (LS-
00-04 and LS-R-05) to encourage infill development. The approach would also undermine the
potential to achieve residential development of appropfiate density, contrary to the Susfainable
Residential Development in Urban Areas (Cities, Towns .aihd Villages) Guidelines for Planning
Authorities (DERLG, 2009).

Recommendation 1: it is recommended that;

« The planning authority reconsider its approach to including R1 zoned lands within the
proposed extended setilement boundary fo the south of Pairc An Diur; arid

o the R1 lands south of Sandhill Park be-amended to R4; and
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o the northern section of proposed R4 lahds, within proximity to the MC fown centre zone, 1o
the east of Kit Ahern Road; be amended to R1 in order to be consistent with the sequential
approach receommended under the DPG 2007; .and

» the total extent of lands zoned R1 be reduced/and or a phasing objective incllided to better
match the development dbjectives for Bailybunion under the core strategy and settlement
strategy of the Caunty Development Plan.

Village settlements of Lixnaw and Moyvane ~ Referring to WWTP capacity consiraints within the
settlements, the draft LAP anticipates that development of existing infill sites and redevelopment is
likely to' be sufficient to cater for any residential demand that will arise over the LAP period and,
accordingly, no lands have been zoned for new residential (R1). Strategic residential reserve (R4)
lands have been zoned foi future residential development within those settlements.

The development of R4 lands within the LAP-is generally constrained by objective 1.S-R-03 which
prohibits development on lands zoned as strategic residential reserve (R4) until 80% of all other
residential zoned lands have been developed to the satisfaction of the Planning Authority.

However, the mechanism to prevent the strategic residential reserve (R4) lands coming forward for
development prematurely cannot have effect where settlements have not zoned appropriatsly
located new residential (R1) lands in the first instance. Therefore, in suich settlements the strategic
reserve fand (R4) would effectively operate as new residential R1 lands.

Forvillages like:Lixnaw and Moyvane, with existing or imminent WWT capacity (significant capacity
in the case of Lixnhaw), there is likely fo be pressure to more extensively develop the R4 lands
{2.25ha and c.1.5ha, respectively), in the absence of appropriate restrictions or safeguards. similar
to objective LS-R-03. This may undermine the core and settlement strategy of the County.

Recommendation 2: It is recommended that:

* an amended version of objective LS-R-03, or some other appropriate mechanism, be
considered to limit-the potential development of R4 lands for the village settlements, in
particular with regard Lixnaw and Moyvane, consistent to the scale and character of those
settlements:.

Rural Nodes - no seftlement boundary, land .use zoning objectives, or population targets are
assigned to the rural nodes. Development is anticipated to be limited to individual dwellings
serviced by onsite wastewater treatment systems and is proposed to be directed by objectives N-
(1 to N-05. This approach is considered reasonable, However, in the absence of an indicated
settlement boundary for each of the rural nodes, it will not be feasible to implement the relevant
objectives.
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Recommendation 3: It is recommended that;

» settlement boundaries are defined in plan attaching to the LAP in order to facilitate the
implementation of development nodes objectives, N-01 to N-05.

3. Consistency with Section 28 guidelines

The Planning System and Flood Risk Managéement Guidelines for Planning Authorities (OPW,
2009)

According to: section 4.18 of the guidelines, one of the objectives of the Strategic Flood Risk
Assessment is to include ‘the production of flood risk: maps that support the application of the
sequential approach in key areas where there may be tension between development pressures
and avoidance of flood risk.

The-submitied SFRA does not include detailed flood risk maps for the settiements subject of the
LAP, This makes it difficult to determine the appropriateness of the proposed zoning in settlements,
with particular regard to the application of the sequential approach principles in flood risk
management-{and application of the justification test, as necessary), as required by the guidefines.
This issue arises, in particular, for the- proposed fand. use zoning for Ballylongford and
Abbeydorney. Similar observations have been made by the OPW in its submission of 9" December
2019.

Recommendation 4: If is recommended that:

». the SFRA carried out for the LAP be reviewed to accord with the requirements of the
guidelines, in consuttation with the OPW, including through the delineation of the flood
probability zones for the settliements concerned to inform the land use zoning objectives’
within the LAP, in compliance with the sequential approach and the application of the
justification test, as necessary.

Summary .
The Office requests that your authority addresses the recommendations outlined above, which are.

made in the context of the provisions of Section 31AC{3)(a), in order to ensure that the LAP is.
consistent with relevant nattonal policy obligations, guidelines and legislative requirements.

‘The report of the Chief Executive of your authority prepared for the elected members under Section
20 of the Act must summarise these recommendations and the manner in which they should be

‘addressed.

Your authority is required to notify this Office within 5 working days of the making of the local area
plan-and send-a copy of the written statement and maps as made.
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Where the. planning auithority decides not to comply with a recommendations of the Office, or
otherwise makes the plan in such a manner asto be inconsistent with any recommendations ' made
by the Office, then the Chief Executive shall inform the Office and give reasons for the decision of
the planning authority.

Such notice requirements enable the Office to consider the matters further as regards the making
of any recommendations to the Minister in relation to the provisions of Sections 314C and.31AP of
the Act.

Please feel free to contact the staff of the Office in the context of your authority's responses to the

above, which we would be happy to facilitate. Contact can be initiated thraugh the undersigned or

at plans{@opr.ie.
[s mise le: meas,

Gary Ryan
Director, Office of the Planning Regulator

076 100 2747
gary.ryanf@OPR.ie
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Walercourse Road, Slackpaot, Cork
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EARMALIT EHENE

| MRG Consulting Englnesrs Civil Structural Architectural Enviranmental

Att. Senior Planner, 12th December 2019.
Planning Policy Unit,

Planning Department,

Kerry County Council,

County Buildings,

Rathass,

Tralee,

Co Kerry

By email: slanpolicyiikernyeaco.ie

Re: ‘Submissjon / Observations ¢n Proposed Variation No. 3 of the Listowel
Town Deveiopment Plan 2009-2015'; (as extended),

(being the primary development plan for Listowel Town),

and; _

insofar as this submission has a bearing on the content of the Proposed & later
Adopted "Draft Listowel Municipal District Local Area Plan 2019-2025", it is requested
that these proposals, as adopted, be appropriately referenced in that also.

Dear Sirs,

We wrife on behalf of our ¢lient Mr Shaun Hegarty, Clieveragh, Listowe!, County Kerry. On his
behalf, we wish to make-a number of observations, being modest proposals to amend a number
of items contained inthe Draft, relating to the putting'in place of a sustainable strategy for the
development of appropriate housing within the Plan Area.

The_proposed amendments for inclusion to the Proposed Variation No. 3 changes to the
Listowel Town Development Plan 2009-2015 (as extended) are as follows:

1: Insertion of additional text to the fol'lowing.para'graph (page 20 and page 22) in
Section 5.1); which currently reads:

“The Planning Authority will seek to ensure that all developments are carried out ina
sustainable manner and comply with the “Sustainable Residentiol Development in Urban
Areas” guidelines. The appropriate density for applications for housing developments
will be considered by the Planning Authority on a “case by case” basis and will be based
on the density of the surrounding development if any and the proximity to the town
centre. The quality of the design of the scheme will also be heavily influence the decision.
In general housing densities will be higher closer to the town centre and lower towards
the edge of the town. In the majority of settlements infill and vacant sites are available
within close proximity to the town centre. It is proposed to prioritise the development of
residential units on vacant and infill sites within existing developments in porticular.”

Rirenines. CQothal Shesliy 6 € O a2l Kavin Marly BF
Gofsuitel - Yodhg Molulioudy 88 g B

Thowmas Horan

Asnotimie Direclars ¢ Eeghon MoSilicudy Ba 84 Ciag B Homnd 0abal s oo -3
- Trzhee Registared No.

Hometared Compiay o MRG Ooasiding Engnesis Liritad Ragsteres Udise . 4 Day




The proposed amended. text is:

The Planning Authority will seek to ensure that all developments are carried outin g
sustainable manner and comply with the “Sustainable Residential Development in Urban
Areas” guideliries. The appropriate density for apphcatfons for housing developments
will be considered by the Planning Authority on o “case by case” basis and will be based
on the density of the appropriate surrounding development, if any, the proximity to the
town centre and elsewhere if appropriate to ensure the provision of a mix of unit typas

in existing developments with capacity for additional residential development, in

proximity to existing and proposed transport and service infrastructure, in order to
meet and adapt to the changing demographic trends and household profiles in a
neighbourhoad. The guality of the design of the scheme will also be heavily influence
the decision. In general housing densities will be higher cioser to the town centre or in
proximity to transport and service infrastructure that serves the development and
atherwise will lower towards the edge of the town. In'the majority of settiements infill
and vacant sites are available within close proximity to the town centre orin proximity
to transport and service infrastructure. It is proposed to prioritise the development of
residential units on vacant and infill sites within existing developments-in particular.

2 & 3: It is proposed to-insert some additional text in the ‘published for public
comment” wording of objectives H 9d and H 9b of: Revision 3 {i.e. the additional
objectives to Section 5.2}, which currently reads:

i H9a Ensure that residential densities. reflect the density of appropriate adjommg
developments. Higher densities will be considered in‘the town centre of within
1 _ close proximity to the town centre,

‘ H 9h Require all new residential development schemes {over 5 units) to prowde fora
i

1 mix of house types in order to meet and adapt to the changing demographic
i trends and household profiles in the County.

e e ; i o

The proposed The proposed amended text for objectives H 9a and H 9b is:

Revision 3 (i.e. the additional objectives to Section 5.2),

H 9a

R o ¢ gz

Ensure that residential densities reflect the densuty of appropriate ad]ommg ]
developments, Higher densities will be consideted in the town centre, within
‘close proximity to'the town centre o in proximity to transport and service
infrastructure that serves the development.

Hob

Require all new residential development schemes and compietlon of existing
development schemes within the town boundary (over 5 units) to provide for a
mix of house types in order-to meet and adupt to the changing demographic
trends and household profiles in the County.




RATIONALE FOR THE ABOVE PROPQOSALS.

1.

2'-

These proposed amendments, if accepted, will bring greater clarity to the
current national policies.

These proposed amendments, if accepted, will enhance the current “published
for public comment” Draft Proposals of Variation 3, so as to hest <erve the.
considerable demand and growing needs of the population of the town, the
many returning immigrants to the region and particularly the population of its
rural hinterlands, primarily to the West & North of the town, by enabli’ng them
to secure viable accommodation in a suitable mix of dwelling sizes and types on
well serviced “Existing Residential Zoned — R2” land that is actually available for
development at this time.

There is clear demand for an appropriate and sustainable mix of dwelling types;
including one, two & three bed units in the Plan area. All apportunities to meet:
this demand in a sustainable a balanced and affordable manner should be
encouraged within the Plan. Such mix can also cater appropriately for changing
demographics, including the accessibility and mobility needs of a significant
proportion of our ageing populfation. This is the case not just for new
development, but equally where an opportunity to provide such mix presents in
or close to existing residential developments, most of which, are homogeneous
ir type. Such homogeneity frustrates key principles of planning for ability to
change and adapt, upsize and downsize, but remain within close-
neighbourhoods.

These proposed amendments would also enhance, in a sustainable manner, the
completion of existing de.velop_ments that have béen stalled due to the severe
economic downturn. This would then greatly benefit the newly formed
communities who currently live in the existing completed phases of these non-
completed developments and will lessen the serious difficulty currently being
experienced in the residential sector, both public and private in the area.
Furthermore such “Zoned Existing Residential ~ R2: Land” is in proximity to
recently provided large scale transport and service infrastructure, both existing
and planned, that serves these developments in an environmentally optimal and
entirely sustainable manner, without any further cost to the local authority. As
such it represents appropriate use of Public funded and privately provided
infrastructure,

On behalf of our client, we welcome the thrust of the Plan, and respectfully ask you to give
corisideration to the modest proposed amendments set out above.

‘Yours Faithfully,

PQ Lia

deden
atdron )

%m%{nwf\ .

Arch. RIAI

On behalf of MRG Consulting Engineers

¢c.Shaun Hegarty.
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Senior Planner
Planning Policy Unit
Planning Department
Kerry County Council
County Buildings
Rathass

Tralee

13" December 2019

By Post and Email

Re: Submission on Proposed Variation No. 3 of the Listowel Town Development Plan
2009-2015

1.0 Introduction

Cunnane Stratton Reynolds have been engaged by John Whelan of Greenville Primary Care
Limited to prepare a submission on Proposed Variation No. 3 of the Listowel Town
Development Plan 2009-2015.

2.0 Reason for Submission

Part of our clients landowning is subject to a potential change of zoning in Proposed Variation
No. 3 of the Listowel Town Development Plan from the existing “Community Facilities and
Ancillary Residential’ zoning under the adopted Listowel Town Development Plan 2009-2015
(as extended and varied) to the proposed “Mixed Use — Built Up Area” zoning set out in
Proposed Variation No. 3 to the Listowel Town Development Plan.

Our client welcomes and is fully supportive of the proposed change in zoning and considers it
to be in accordance with current national and regional planning policies and guidance.

3.0 Site Location

Our client’s land holding is located on the northern side of Convent Road, Listowel as shown in
Figure 1 below. Our client owns the former Presentation Convent (Site A) which comprises
circa 0.7Ha and is now vacant and disused. Our client also retains an interest in the adjoining
site (Site B) which comprises circa .53Ha and is currently being developed as a Primary Care
Centre. The former convent building is listed on the National inventory of Architectural Heritage
(NIAH) under Reg. No. 21400285 and is a protected structure (No. 66) in the Listowel Town
Development Plan 2009-2015.
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The former convent building is described as follows on the NIAH register:

Detached U-plan five-bay three-storey late-Georgian style house, built c. 1835, with
round-headed door opening to centre. Now in use as convent. Renovated and
extended, c¢. 1900, with single-bay two-storey end bay to east, seven-bay two-storey
wing at right angles to south and three-bay three-storey wing to west with five-bay
double-height chapel at right angles to south having single-bay double-height transept
lo west elevation and entrance bay to south gable. Five-bay two-storey retumn to north-
east. M-pitched and hipped slate roof with lead ridge tiles and rendered chimneystack.
Roughcast rendered walls with raised render quoins. Rubble stone east wall to chapel.
Painted rendered walls to east wing and rear. Limestone sills to timber nine-over-six
and six-over-six pane sliding sash windows. Windows to left ground floor have leaded
panels. Arched doorway with moulded surround, lonic doorcase with modillion corice,
fanlight and limestone threshold. Gateway, built c. 1835, to south comprising pair of
cast-iron piers with cast-iron gates and railings. Pedestrian gateway, built c. 1835, to
south comprising square-headed door opening with limestone ashlar block-and-start
surround having cross finial over on a stepped base.

Figure 1: Site Location
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Presentation Secondary School is located to the east of the site, Listowel Community Hospital
and Writer's Grove (HSE day care centre) are situated to the west of site. Nano Nagle School
is situated to the north. The wider site area to the west and north is characterised by residential
development and Listowel Town Centre is just 500m to the east.
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4.0 Planning History

There have been no recent planning applications on Site A. A record of planning history for Site
B is set out in the following tables.

Planning Ref 19/1151

Applicant Valley healthcare fund infrastructure investment fund icav

Date Received | 11/11/2019

Description Construct an extension to the primary care centre previously granted
under planning refs. 12/404008, 12/494008, 19/620 and which is
currently under construction. The two storey extension shall provide for
additional medical suites / accommodation, with all associated site works
and parking.

Decision n/a

Decision Date

Decision due 6" January 2020

Planning Ref 19/620

Applicant Valley healthcare fund infrastructure investment fund

Date Received | 14/07/2019

Description To carry out modifications and amendments to a permitted primary care
centre granted permission and subsequently extended under p12/4008.
The modifications include (a) provision of 4 no. Additional windows at
ground and first floor level to enhance natural light to the medical suite
and internal circulation area (b) replacement of a permitted door including
canopy at ground floor level with a window (c) reduction of the parapet
height to the central section of the building and (d) reduction in the
number of roof lights from 5 to 2 at roof level, () minor modifications to
facade treatment on southern elevation.

Decision Conditional Grant of Permission

Decision Date | 07/08/2019

Planning Ref 12/4008

Applicant Austin Dennany

Date Received | 30/11/2017

Description Construct a new two-storey Primary Care Centre, consisting of Regional
Primary Care Centre, General Practitioners Care Centre, Medical Suite,
Public Entrances on Ground Floor, 50 car parking spaces and all
associated site works including part demolition of existing stonewall to
form new vehicular entrance.

Decision Condition Grant of Permission. First and third party appeals lodged.

Decision Date

Modified decision by ABP (Ref. PL67.240854) on 08/02/2013. Consent
extended by a period of 5 years until 7" February 2023.

5.0 Planning Policy

5.1 Current Statutory Context
The policies and objectives of the Listowel Town Development Plan 2009-2015 (as extended
and varied) apply to our clients overall landholding.

Both sites are currently zoned “Community Facilities and Ancillary Residential”’ in the adopted
Listowel Town Development Plan 2009-2015 (as extended and varied) as shown in Figure 2
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below. The objective of the Community Facilities and Ancillary Residential Development zoning
is:
“To primarily provide for community facilities such as schools, churches, burial grounds,
community buildings, medical, childcare, nursing homes and assisted housing.
Residential, ancillary and other uses compatible with the principle permitted uses will
be open to consideration.”

Figure 2: Extract from Listowel Town Development Plan Zoning Map
ALY A 7/ A L =

\

- -

o e
AV '%%Ear}%;m Craat SO LY 3\

./‘,
S8 -

5.2  Proposed Variation No 3 to the Listowel Town Development Plan

Proposed Variation No. 3 to the Listowel Town Development Plan includes a change of zoning
for our client's land holding at Convent Road from the existing “Community Facilities and
Ancillary Residential’ zoning to “M4, Mixed Use — Built Up Area” zoning as shown in Figure 3
below.

Itis noted that Mixed Use sites are intended to cater for zones which are specifically mixed use
in nature and provide for a wide range of uses. It is policy to primarily provide for mixed uses
and any other uses appropriate to the town centre in areas zoned mixed use. Proposed
developments should improve the vitality and viability of the town centre and shall meet the
needs of the town. Residential development will be encouraged particularly in mixed use
developments.

In addition, Site A (former Convent Site) is identified as an opportunity site in Proposed
Variation No. 3 where the aim is ‘fo promote the regeneration of these historic buildings by
sustainably redeveloping this large brownfield site as a new mixed-use urban area in order fo
ensure a sustainable urban extension to existing town centre facilities and infrastructure.’ The
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Variation document goes onto state that ‘the site has potential for significant mixed-
use/tourism/educational development, including residential/hotel accommodation.’ These
Opportunity Sites are identified as being of prime importance to the economic regeneration and
urban fabric enhancement of the town.

Figure 3: Extract of zoning map from Proposed Variation No. 3 to Listowel Town Development

Plan

Subject Sites

Our client strongly supports the change of zoning proposed under the Proposed Variation No.
3 to the Listowel Town Development Plan.

The potential change of zoning to ‘mixed use — built up area’ provides an opportunity to
redevelop the Former Convent Site with a number of potential suitable uses identified in the
Proposed Variation document including residential/hotel accommodation as well as tourism
related uses or educational uses.

Site B has extant planning permission for a Primary Care Centre which is under construction
at present. A change in zoning to mixed use will facilitate further development on this site
through an expansion of the Primary Care Centre.

5.3  Wider Policy Considerations

Kerry County Development Plan 2015
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Listowel is identified in the Kerry County Developiment Plan Settlement Hierarchy as a Regional
Town. Regional Towns are ‘smaller in scale than Hub towns but strong active growth towns
and economically vibrant” The change in zoning for our client’s landholding will facilitate
development that can strengthen the position of Listowel within: the settlement hierarchy.

The former Convent site will make a valuable contribution to property supply in Listowel in a
highly sustainable ldcation close to existing shops and services. The Kerry County Council
Development Plan sets a population growth allocation for Listowet of 314 persons over the Plan
period and if this site was developed for residential development it would go some way fo
accommodating this targeted growth. It is noted that a residential use is ane of many potential
uses that could be developed on this site with a mixed-use ~ buitt up area zoning.

Our client is committed to deuelopfng the former Convenit site and will benefit from the flexibility
of uses the rhixed use zoning allows for whien exploring the developrent potentiat of the site.
The redevelopment of this site and the completion of the Primary Care Centre on the adjoining
site will result in a significant improvement to the area.

The National Planning Framework (NPF) 2018

In accordance with the NPF the proposed variation places a greater emphasis on renewing and
developing the existing buit up area rather than the continued expansion and sprawl of the
town with a target of at least 30% of new housing to be delivered within the ‘existing built up
area on infill and/or brownfield sites. As noted the use of under-utilised, infill and brownfield
lands will result in higher housing and jebs densities attracting improved public facilities and
pubiic transport; ' '

The redevelopment of the former Canvent site for residential or emptoymentr‘tounsm use would.
fully accord with the provisions of the National Planning Framework where there is a focus on
compact growth and an ‘emiphasis on renewing and developing existing settlements.’

The former Convent is a brownfield site and benefits from good pedestrian connectivity to the
Town. Centre which is located just 500m to the east. Our client is keen to return an active use
to the site and the proposed change in zoning for the site encourages development.

The Draft Southern Regional Assembly Regional Spatial and Econormic Strategy 2018 (RSES}

The redevelopment of the site would support the draft Southern Regional Assembly Regional
Spatial and Economic Strategy (RSES) where the vision for the Southern Region is to “promote
the Southern Region as an attractive, competitive and sustainable place to live, work and visit,
a region of considerable opportunily for growth based on the qualily of its cities, town and rural
areas, well development physical and social infrastructure, a diverse modemn economy and a
pristine natural environment.™

The following RSES objectives are particularly relevant to our client's sites.

The Draft RSES confirms the NPF focus on compact growth through RPO 32 .which states
that:

“Local Authorities, through Development Plan and Local Area Plan policies, shall

identify rejuvenation priorities within our region’s seiflements which demonstrate.
achievement of National Strategic Outcome: Compact Growih'.
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The Draft RSES also focuses on the concept of the 10 minute city. RPO168 seeks:

“To attain sustainable compact settlements with “10-minute” city and town concepts,
whereby, a range of community facilities and services are accessible in short walking
and cycle timeframes from homes or are accessible by high quality public transport
services by connecting people to larger scaled settlements delivering these services.
Local Authorities should ensure that decision making in relation to new infrastructure to
provide improved connectivity is informed by an appropriate level of environmental
assessment”.

6.0 Conclusion

Our client supports the provisions of Proposed Variation No. 3 to the Listowel Town
Development Plan and in particular the proposed change of zoning to ‘mixed-use build up area’
on his landholding at Convent Road, Listowel. The proposed change in zoning will 1) facilitate
the redevelopment (modification, refurbishment, change of use etc) of the former Presentation
Convent, in a sustainable location within the urban area of Listowel close to the Town Centre
and 2) allow for an expansion to the permitted and under construction Primary Care Centre.

The proposed change of zoning is fully in accordance with the current national and regional
planning policies and guidance which seeks more compact urban development to make more
efficient use of land.

Yours sincerely,
Jan Oosterhof ssocsc meian
Executive Planner

CUNNANE STRATTON REYNOLDS
LAND PLANNING & DESIGN
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