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Draft Louth Development Plan 2021 — 2027 Submission for Yack Unlimited Company
Lands at Crowing Cock/Kilsaran Concrete, Kilsaran, Co. Louth

1.0 INTRODUCTION

1.1 The submission lands extend to 3.9210 hectares and are located to the east of the R132 with significant and
direct frontage onto that road. Located within the defined settlement boundary of Castlebellingham/Kilsaran
and centrally within Kilsaran. The lands are entirely brownfield site in nature having previously accommodated
buildings and structures associated with ‘Kilsaran Concrete’ plant and quarry, prior to its relocation, and the
former ‘Crowing Cock’ pub and function rooms. For the purposes of this submission, the lands are referred to
as the ‘former Crowing Cock/Kilsaran Concrete’ lands. Buildings and structures associated with the Kilsaran
Concrete company were demolished under P.A. Ref. No. 19/753. Whilst the former ‘Crowing Cock’ pub and
function rooms were demolished under P.A. Ref. No. 19/363. The site is now cleared and vacant.

1.2 The submission lands are located within the 50 km/h speed limit zone and can be fully drained and serviced.

Please refer to enclosed Technical Note by Waterman Moylan Consulting Engineers provided at Appendix A.

1.3 Under the Draft Development Plan the submission lands are zoned “E1 — General Employment” in their
entirety. Essentially, there has been no change to the proposed zoning affecting the submission lands in the
current Plan, with employment and enterprise uses being the principal permitted use on the lands. This is
despite no significant employment proposals coming forward for development over the lifetime of the current
2015 —~ 2021 County Development, or indeed on any of the employment zoned lands within the

Castlebellingham /Kilsaran settlement boundary area.
1.4 This submission therefore seeks —
The designation of the former ‘Crowing Cock / Kilsaran Concrete’ lands as a Village Centre Opportunity

Site to accommodate Village Centre Type Uses to include shops, offices, residentiai, community,

tourism related and other similar type uses.

In addition to this Report the following appendices also form part of the submission by Yack Unlimited

- Appendix A — Technical Report by Waterman Moylan Consulting Engineers

- Appendix B - Village Enhancement Plan by van Dijk Architects

Stephen Ward Town Planning and Development Consultants Ltd
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Draft Louth Development Plan 2021 - 2027 Submission for Yack Unlimited Company
Lands at Crowing Cock/Kilsaran Concrete, Kilsaran, Co. Louth

Figure 1 — Extract from Castlebellingham /Kilsaran Draft Composite Map — Draft Louth County Development
Plan 2021-2027 with Submission Lands Identified

Submission Lands

ARANN

. 5 j\:

lj Submission Lands (Approximate Boundaries) c. 3.9210 hectares in Area

l}.

1.5 In keeping with the objectives of national planning policy, specifically, National Policy Objective 6 of the
National Planning Framework (NPF), it is submitted one of the development priorities for the Castlebellingham
/Kilsaran Settlement during the lifetime of the forthcoming Development Plan should be for the regeneration of
under-utilised, brownfield and infill sites that are accessible and centrally Ioﬁated, particularly those sites with

significant frontage onto the Main Street.

1.6 NPO 6 states — “Regenerate and rejuvenate cities, towns and villages of all types and scale as environmental
assets that can accommodate changing roles and functions, increased residential population and employment
activity and enhanced levels of amenity and design quality, in order to sustainably influence and support their

surrounding area”.

1.7 It is strongly submitted the designation of the subject lands as an ‘Opportunity Site” would not only be fully
consistent with NPO 6, but would also provide a u ique opportunity to provide Kilsaran with a high quality and

well defined village ‘core’ and focal point, something the Settlement currently lacks. At present, the R132

Stephen Ward Town Planning and Development Consultants Ltd
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Draft Louth Development Plan 2021 — 2027 Submission for Yack Unlimited Company
Lands at Crowing Cock/Kilsaran ate, Kilsaran, Co. Louth

(former Dublin Road) dissects the Village with social, community and educational infrastructure provided either
side of thatroad. The identification of the site as an ‘Opportunity Site’ to accommodate a mix of uses, including
residential uses, provides an opportunity to consolidate the Settlement both visually and functionally in a

planned and coherent manner.

1.8 The submission lands represent the optimum location extending to c. hectares in area and with frontage
extending to 80m onto the R132 (former Dublin Road) and c. 40m onto the public road to the south (Maine
Way). The lands occupy a highly prominent location on the southern approach to the Village and in direct
proximity to established social and community infrastructure. We also note that is a specific objective of the

Draft Plan {CAS 25) to provide “attractive entrance nodes to the village”.

1.9 As currently proposed in the Draft Development Plan, the quantum of Employment Zoned lands (c. 30
hectares in total) within the Settlement is excessive relative to Castlebellingham/Kilsaran’s role as a Level 3
Settlement. The land use framework for the Settlement needs to ensure there is sufficient and appropriately
zoned land available that will encourage and attract a more diverse mix of uses that would include, for example,
business, retail, leisure, tourism, community and residential uses. Such uses could be accommodated in smaller-
scale finer grain buildings, commensurate with Castlebellingham/Kilsaran’s role as a Level 3 Settlement, rather

than large-scale, large footprint, ‘big-box’ type buildings that tend to occupy large greenfield employment zoned

sites.

1.10 Level 3 settlements, perform a lesser function in terms of attracting investment compare to the higher
order settlements of Dundalk, Drogheda, Ardee and Dunleer. There are in excess of 300 hectares of employment
zoned lands located just 6km north of the Settlement in Dundalk, a designated Regional Development Centre.

These lands encompass the Xerox Technology Park; the Finnabair Industrial Park and the Wuxi Biologics Plant.

1.11 Given the geographical proximity of the Settlement to a designated Regional Development Centre and
having regard to Kilsaran’s role as a Level 3 Settlement, we submit there is simply no requirement for such an
extensive area of lands to be allocated for employment uses. Moreover, to include a centrally located
brownfield site that benefits from significant street frontage and that is surrounded by established social and
community infrastructure does not make efficient use of serviced lands and as such would entirely inconsistent

with current planning policy. At all levels, the policy mantra is ‘densification’ and ‘consolidation’.

Stephen Ward Town Planning and Development Consultants Ltd
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Draft Louth Development Plan 2021 — 2027 Submission for Yack Unlimited Company
tands at Crowing Cock/Kilsaran Concrete, Kilsaran, Co. Louth

2.0 SITE CONTEXT AND CHARACTERISTICS AND CONSITENCY WITH NPO 6

2.1. In addition to the permissions referenced in the foregoing section, planning permission for the conversion
of the former Crowing Cock night club/function room to convenience store was previously granted by Louth
County Council under P.A. Ref. No. 07/887/TE P.A. Ref. 12/885. In its assessment of that application (P.A. Ref
07/887) the Report of the Planning Officer highlighted the location of the site at the “heart of the village” whilst

also commenting on the dearth of facilities in the Village.

“The “Crowing Cock” is located within the heart of the village of Kilsaran. However, an inspection of village
clearly indicated that there are very few facilities currently available in the Village, with the exception of Kilsaran

Credit Union”.

2.2 There has been no change in circumstances since the date of the permission P.A. Ref. No. 07/887 as extended
under P.A. Ref. No. 12/885 with Kilsaran Village still very poorly served in terms of services and facilities.
Furthermore, no significant employment proposals have come forward for development on the lands over the

lifetime of the outgoing Development Plan.

2.3 It is submitted therefore that having regard to its highly central location and brownfield nature, the potential
of the site to act as a development catalyst and economic stimulus should be recognised in the forthcoming
Development Plan by designating it as an ‘Opportunity Site’ to accommodate village centre type uses, including
residential uses.  Such a designation would be entirely consistent with national planning policy as set out in
the National Planning Framework, specifically National Policy Objective 6 which places a very heavy emphasis

on the regeneration of towns and villages.

2.4 The designation of the site as an ‘Opportunity Site’ would, it is submitted, provide a very significant
opportunity to contribute to the enhancement of both the environment and services currently available in the
Village. As noted at the outset of this submission, Kilsaran is poorly served by services and facilities and lacks
any real focal point. The development of the submission lands as a mixed-use area would provide a unique
opportunity to address this void for the benefit of the existing population and community. The site is ideally
positioned next to a cluster of existing social and community infrastructure including Kilsaran Credit Union, St.

Mary’s RC Church and Kilsaran National School.

2.5 It would also very much align with other key objectives for the settlement as set out in the Draft Plan,

specifically the following -

CAS 1-— “To consolidate and strengthen the commercial and residential town centre of Castlebellingham/Kilsaran
and encourage development which will contribute to its character, reserve and enhance the quality of its

attractive and built environment while catering for the needs of all sections of the local community”.

Stephen Ward Town Planning and Development Consultants Ltd
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Draft Louth Development Plan 2021 — 2027 Submission for Yack Unlimited Company
Lands at Crowing Cock/Kilsaran Concrete, Kilsaran, Co. Louth

CAS 2 — “To support the role of Custlebellingham / Kilsaran as a local service and employment destination by
facilitating development which will contribute to the town’s economy and complements and enhances the town’s

attractive built and natural heritage”.

CAS 4 - “To support and encourage residential development on under-utilised and/or vacant lands including

‘infill’ and ‘brownfield’ site, subject to a high standard of design and layout being achieved”.

CAS 6 - “To facilitate the expansion of existing employment opportunities in the Town”.

CAS 8 — “To seek to support and develop Castlebellingham / Kilsaran as a tourist destination”,

CAS 12 - “To support existing public, community and sporting facilities and the provision of any additional
facilities”

CAS 13 - “To support the progression and delivery of social and community projects”.

CAS 24 - “To seek to enhance the streets and spaces within Castlebellingham /Kilsaran through public realm

improvements”.

CAS 25 ~ “To seek to provide an attractive nodes into the Town”.

2.5 Taking account of all of the above objectives, Yack Unlimited Company engaged van Dijk Architects to
prepare a Village Enhancement Plan for Kilsaran to illustrate how the submission lands may contribute to the
consolidation and densification of Kilsaran by its development as a Community Hub. The Plan includes an urban
design analysis and a sketch plan incorporating all of the above objectives.

The Village Enhancement Plan forms part of this submission and is appended at Appendix B.

Figure 2 — Sketch Proposal for Submission Land (van Dijk Architects Village Enhancement Plan)
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Draft Louth Development Plan 2021 — 2027 Submission for Yack Unlimited Company
Lands at Crowing Cock/Kilsaran Concrete, Kilsaran, Co. Louth

3.0 ROLE AND POTENTIAL OF BROWNFIELD SITES IN DELIVERING HOUSING

3.1 The Draft Plan espouses developing brownfield / infill sites over greenfield lands. The submission lands are
clearly brownfield having previously accommodated a complex of commercial and industrial buildings. We
believe the lands should be designated as an ‘Opportunity Site’ in the manner proposed in this submission as
the Development Plan strongly supports development on infill and brownfield lands. Within the draft Plan,

commentary and policy objectives regarding development on brownfield lands include the following —

CS2 — “To achieve compact growth through the delivery of at least 30% of all new homes in urban areas within
the existing built-up footprint of settlements, by developing infill, brownfield and generations site and

redeveloping underutilised land in preference to greenfield sites”

3.2 Moreover in the context of current national policy on housing, the potential of the lands to accommodate
an element of residential development should not be overlooked, having regard to their brownfield
characteristics and central location. It is strongly contended that residential development on infill and
brownfield sites should be considered “windfall” sites and development on these sites should not be counted
towards meeting housing requirements. Development on such sites only produces positive outcomes in terms
of urban development and as such should be encouraged at all times regardless of how many dwellings are

provided from this source.

3.3 It is a national planning policy objective to encourage higher densities in town and village centres and the
designation of the subject lands as an ‘Opportunity Site’ to facilitate mixed uses, including residential uses would

be entirely consistent with this objective.

3.4 Further to this we wish to highlight that in the absence of national guidance on preparing development plans
and on the preparation of housing strategies that a very high degree of flexibility needs to be contained in terms
of housing provision for towns and villages. It is neither advisable nor appropriate for population or housing
provision over the Plan period to be set out as caps or thresholds not to be exceeded, which is the approach

adopted in the Draft Louth County Plan.

3.5 The importance of understanding the purpose of population projections cannot be over-estimated. It is
succinctly put by the Director of the Eastern and Midland Regional Assembly in his response to submissions on

the Draft RSES (2018) where he states at Page 36 of his Report

in relation to the population projection for Drogheda being too low, it is considered that the population
target of 50,000 would enable a city scale population te be achieved in Drogheds and this Is considered an
appropriate target to aim for  is important to note that this should not be viewed as a constraint on the
wth of the town, rather tha it

ving regard to the calls for city status to be assigned to Drogheda, it is
considered that the deslgnation of city status to a settlement is not a function within the remit of the RSES,
it is acknowledged that a population of at least 50,000 is considered to be a city  ale and that is the target
set in the RSES. However the RSES focuses on growth in the right locations and establishing the drivers for
the settlement ta sustainahly grow as a strong Regional Growth Centre that is a priority focus for the region.

Stephen Ward Town Planning and Development Consultants Ltd
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3.6 As per the Director’s Report from the Regional Spatial Strategy population growth rates should be seen as
targets which the Council should aim to achieve as minimums and should embrace and celebrate when targets
are met and exceeded. Otherwise County Louth runs the risk of underperforming in terms of achieving its

population and housing targets.

3.7 The most recent ESRI Report on regional demographics December 2020 and entitled “Regional
Demographics and Structural Housing Demand at County Level” (ESRI Dec 2020) suggests that the previous
projections for annual housing requirements are at least 8,000 units below or over 30 per cent below what is
now expected. The obvious outturn from these most recent projections is a lot more land needs to be zoned for
residential development than was previously anticipated. Furthermore, ESRI advise that an obsolescence rate

also needs to be factored and this has not been done in the Draft Louth Housing Strategy.

4.0 CONCLUSIONS

4.1 The designation of the subject lands as an ‘Opportunity Site’ would provide a unique opportunity to provide
Kilsaran with a high quality and well- defined village ‘core’ and focal point, something the Settlement currently
lacks. The submission lands represent the optimum location extending to c. 3.9 hectares in area and with
frontage extending to 80m onto the R132 {former Dublin Road) and c. 40m onto the public road to the south
(Maine Way). The lands occupy a highly prominent location on the southern approach to the Village and in

direct proximity to established social and community infrastructure.

4.2 Mirroring national planning policy the draft Plan strongly encourages development on brownfield lands.
Specific to Castlebellingham /Kilsaran this objective is expressed through Policy CAS 4 which seeks to, “To
support and encourage residential development on under-utilised and/or vacant lands including ‘infill and

‘brownfield’ site, subject to a high standard of design and layout being achieved”.
4.3 In conclusion, it is contended that to include a centrally located brownfield site that benefits from significant
street frontage and that is surrounded by established social and community infrastructure, for employment

uses, does not make efficient use of serviced lands and as such would entirely inconsistent with current planning

policy which prioritises densification and consolidation.

Yours faithfully,

Stephen Ward

Stephen Ward Town Planning and Development Consultants Ltd
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APPENDIX A — TECHNICAL NOTE

Stephen Ward Town Planning and Development Consultants Ltd
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Waterman Moylan
Engineering Consultants

TECHNICAL NOTE

Project: Kilsaran, Co. Louth Job No: 20122
Subject: Summary Engineering Assessment Revision: 0
Prepared by: Stephen Dent-Neville Date: 18/12/2020
Checked by. Joe Gibbons Date: 18/12/2020
Approved by: ot O oy Date: 18/12/2020

Introduction

This technical note has been prepared by Waterman Moylan in support of a submission to the draft Louth
County Council Development plan 2021 - 2027.

The lands which are the subject of the submission are located off the R132 Regional Road in Kilsaran,
Co. Louth, approximately 1km south of Castlebellingham. This technical note reviews the engineering
infrastructure available to service the proposed development of the lands in terms of road access, foul
water drainage, surface water drainage and water supply.

Access

The proposed development site is located on the eastern side of the Old Dublin Road (R132), as shown
in the Figure 1 below:

Site

Figure 1| Site Location (Source: Google Maps)

Road access to the subject lands can be provided from the R132 and from Maine Way. The R132 has a
posted speed limit of 50km/hr adjacent to the site. There is adequate road frontage from the site onto both
roads to achieve required sightlines.

Block S, EastPoint Business Park, Alfie Byrne Road, Dublin D03 H3F4
t. 00353 1 664 8900 f.00353 1661 3618 e. info@waterman-movlan.ie w www.waterman-maylan.ie
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TECHNIC oT

There is a footpath in front of the existing houses on the northern side of Maine Way. This footpath can
be extended as part of any development of the site. There are discontinuous portions of footpath along
the eastern side of the R132, while a continuous footpath is provided on the western side of the road
adjacent to the subject site, continuing north to Castlebellingham. There are also a number of existing
access points to the public roadway. It is considered that the site is well located in terms of road access.

Foul Water inage Network

Irish Water drainage records for the area have been provided by Louth County Council and are extracted
below:
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Figure 2 | Existing Foul Water Drainage Network

The Irish Water drainage records indicate that there is an existing 225mm diameter combined foul and
surface water sewer traversing a western portion of the site and continuing northwards in the R132. This
combined sewer serves the existing buildings along the R132 and on Maine Way.

Foul water from the subject site can drain to the existing combined network, subject to a connection
agreement with Irish Water.

Although the existing drainage infrastructure consists of combined foul and surface water sewers, private
foul and surface water drainage will be drained on completely separate systems throughout the
development. A surface water manhole would be constructed with a dead leg to the boundary, with a view
to connecting to any future separate surface water network that may be constructed in the area. The final
surface water manhole will be connected to the adjoining final foul water manhole before joining the
existing combined water network, as per the below Figure (extracted from the Greater Dublin Regional
Code of Practice V.6.0).

Block S, EastPoint Business Park, Alfie Byrne Road, Dublin D03 H3F4
t.00353 16648900 f.00353 16613618 e.info@waterman-moylan.ie w. www.waterman-movlan.ie
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Figure 3 | Detail Extracted from Greater Dublin Regional Code of Practice V.6.0

There are a number of existing buildings on the subject site which appear to drain surface water to the
existing combined sewer. Development of the subject site will remove a large quantity of surface water
from the combined sewer, thus significantly benefitting the area. Surface water will be discharged to the
combined sewer but at a much reduced rate. This is set out later in this technical note.

ater Supply Network

The water supply records for the area, developed by Irish Water and provided by Louth County Council,

are extracted below:
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Figure 4| Existing Water Supply Nelwork
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TECHNICAL NOTE

As shown in the figure above, the subject site is well served by water supply infrastructure. There is an
existing 225mm diameter uPVC watermain on the R132, a 125mm diameter Cast Iron watermain also on
the R132, and a 150mm diameter uPVC watermain on Maine Way.

The proposed development site can be serviced by one or more connections to these existing watermains.

Surface Water Drainage Network

As noted above, the only sewer in the vicinity of the site is an existing 225mm diameter combined foul and
surface water sewer running north along the R132.

Development of the site would require a surface water connection to the combined sewer; however, any
development will be designed to incorporate best drainage practice. In particular, surface water outflow
will be restricted to the equivalent of agricultural runoff with excess surface water stored on the site. A
Storm Water Management Plan would be developed to ensure, through the use of various SuDS
techniques, that the surface water runoff to the combined sewer would be minimal and of high quality. The
methodology involved in developing a Storm Water Management Plan for the subject site would be based
on recommendations set out in the Greater Dublin Strategic Drainage Study (GDSDS) and in the SuDS
Manual (Ciria C753).

The targets of the SuDS train concept would be implemented based on three key elements: controlling
surface water runoff quantity, improving and protecting surface water runoff quality, and providing public
amenity. The first objective will be to discharge as much surface water as possible back to ground if the
underlying ground conditions are suitable for percolation. In the event that ground conditions are
unsuitable for percolation, then the surface water can be discharged to the public drainage infrastructure.
As noted above, surface water and foul water will be drained on completely separate networks throughout
the site.

Surface water discharging from the site to the public drainage network would be discharged at a controlled
rate, limited to the greenfield equivalent runoff rate. Attenuation storage would be provided to store excess
runoff, to enable the discharge rate from the site into receiving combined sewer to be restricted
accordingly. Outflows should be restricted by way of a hydrobrake or similar approved flow control device.

Conclusion

The proposed development site is well located in terms of proximity to existing services and road access.
Development of the proposed site can be served by road access from Maine Way and from the R132.
There is an existing public combined sewer in the R132 to which wastewater from the site can be drained.

There are existing watermains on the R132 and Maine Way. It is considered that these existing
watermains can serve development on the subject site.

Surface water drainage will be designed in accordance with the principles of Sustainable Drainage
Systems (SuDS). Where possible surface water runoff from the site will be discharged back to ground
should the ground conditions permit. Otherwise, the surface water runoff will be restricted to the existing
greenfield runoff rate before discharging to the existing combined sewer. As there is a large area of
hardstanding on the site which currently drains to the existing combined sewer any development on this
site will benefit the existing drainage network as it will remove a significant volume of surface water from
the existing combined sewer,

In summary it is considered that the subject site can be adequately serviced to facilitate development on
the site.

Block S, EastPoint Business Park, Alfie Byrne Road, Dublin D03 H3F4
t.00 353 1 664 8900 f. 003531661 3618 e. info@waterman-moylan.ie w. www.waterman-moylan.ie
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APPENDIX B VILLAGE ENHANCEMENT PLAN
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