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1.0 Executive Summary
This Statement of Consistency demonstrates that the proposed Strategic Housing Development on a site in
the townland of Rathgowan or Farranshock, in Mullingar, Co. Westmeath is consistent with the relevant
planning policies pertaining to the site at local, county and national levels.
The proposed development is described as follows:
DSPL Limited intends to apply to An Bord Pleanála for permission for a strategic housing development,
on a site area of 6.37Ha located at Rathgowan, Mullingar, Co. Westmeath. The site is located north and
east of existing housing at Ardilaun Heights and Rathgowan Wood/Rathgowan Park, north-west of the
R394, which is known as the Mullingar Western Relief Road and south of the R393 Ashe Road, all in
the townland of Rathgowan or Farranshock.
The proposed development will consist of 212 no. dwellings and a creche. The residential dwellings
are comprised of 107 no. 2 & 3 storey houses, 86 no. 2 & 3 bed duplex units in 8 no. 3 storey blocks
and 19 no. 1 & 2 bed apartments accommodated 1 no. 4 storey building, which also accommodates a
crèche at ground floor level (428sq.m), with associated outdoor play area (c.258sq.m). The proposed
houses consist of 31 no. 2 bed, 70 no. 3 bed and 6 no. 4 bed detached, semi-detached and terraced
houses.
The proposed development provides for all associated site development works, relocation of existing
underground surface water attenuation tank, surface car parking (Total: 290 no. spaces), bicycle
parking, bin & bicycle storage, public open space (c. 1.06Ha) & communal open space, hard & soft
landscaping and boundary treatments, underground utilities, 3 no. substations and public lighting.
Vehicular access to the development will be off the R394, via Rathgowan Park with pedestrian & cyclist
access also proposed onto the R393 Ashe Road to the north.
2.0 Introduction
2.1 Legislative Context
In accordance with Section 4(1) of the Planning and Development (Housing) and Residential Tenancies Act,
(as amended)(the “2016 Act”), DSPL Ltd intends to apply for planning permission in respect of proposed
Strategic Housing Development (SHD) on a site in the townland of Rathgowan or Farranshock, in Mullingar,
Co. Westmeath.
Section 17(1) of the Planning and Development (Amendment) (Large-scale Residential Development) Act
2021 (the “Act of 2021”) repealed Section 4(1) of the 2016 Act however, the proposed SHD application is being
made pursuant to the transitional arrangements of Section 17(3) of the Act of 2021 i.e. Section 17(3)(a) &
17(3)(b) as follows:
(3) Notwithstanding the repeal of section 4(1) of the Act of 2016, a prospective applicant who on the date on
which subsection (1) comes into operation—
(a) has made a request to the Board in accordance with section 5 of the Act of 2016 to enter into consultations
with the Board in relation to a proposed strategic housing development, and
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(b) has not been issued with a notice under section 6(7)(b) of the Act of 2016 in relation to the proposed
strategic housing development,
may, subject to complying with Part 2 of the Act of 2016, proceed to apply for permission in relation to such
development in accordance with that subsection provided that—
(i) the prospective applicant notifies the Board of the prospective applicant’s intention to proceed with the
application as soon as practicable after the date on which subsection (1) comes into operation, and
(ii) the application is made within the period of 16 weeks beginning on the date on which a notice under section
6(7)(b) of the Act of 2016 is issued in relation to the proposed strategic housing development.
With regard to 3(b)(i) above, Armstrong Fenton Associates submitted a letter to An Bord Pleanála, dated 11th
May 2022, which informed An Bord Pleanála that the applicant intended to proceed with the application. With
regard to 3(b)(ii) above, the application is being made within the period of 16 weeks beginning on the date the
notice under section 6(7)(b) of the Act of 2016 is issued in relation to the proposed strategic housing
development.
This report constitutes the Statement of Consistency required to support the application and pursuant to the
requirement under Section 8(1)(a)(iv) of the 2016 Act.
2.2 Outline of this Report
This Statement of Consistency provides a description of the subject site location and proposed development
followed by a list of the various statutory and strategic policy documents considered. The Statement
continues to demonstrate full consistency with inter alia the relevant Development Plan / Local Area Plan
and S.28 Ministerial Guidelines and National Policy.
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3.0 Policy Documents Considered
The following policy documents have informed this Statement of Consistency:
3.1 National Planning Context / Strategic Policy Documents
Project Ireland 2040 - National Planning Framework (2018);
Rebuilding Ireland: Action Plan for Housing and Homelessness (2016);
Housing for All – a New Housing Plan for Ireland (2021).




3.2

Section 28 Ministerial Guidelines
Sustainable Residential Development in Urban Areas, Guidelines for Planning Authorities, 2009, and
its companion document Urban Design Manual – A best practice guide, 2009;
Urban Development and Building Heights Guidelines for Planning Authorities, 2018;
Sustainable Urban Housing: Design Standards for New Apartments, 2020;
Guidelines for Planning Authorities for Child Care Facilities, 2001;
The Planning System and Flood Risk Management Guidelines for Planning Authorities, 2009;
Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact
Assessment (2018).








3.3 Regional Planning Context


Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy (June 2019).

3.4 Local Planning Context / Statutory Policy Documents



Westmeath County Development Plan 2021-2027;
Mullingar Local Area Plan 2014-2020.
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4.0 Statement of Consistency
The following sets out the proposed development’s compliance with a range of relevant national and local
planning guidelines and policies.
4.1

National Planning Context:

4.1.1 Project Ireland 2040 - National Planning Framework
The Government published the National Planning Framework (NPF) in 2018
which is the Government’s high-level strategic plan for shaping the future
growth and development of the country out to the year 2040. A key element
of the NPF’s strategy is compact growth with the key features being:


Targeting a greater proportion (40%) of future housing development
to be within and close to the existing ‘footprint’ of built-up areas.



Making better use of under-utilised land and buildings, including
‘infill’, ‘brownfield’ and publicly owned sites and vacant and underoccupied buildings, with higher housing and jobs densities, better
serviced by existing facilities and public transport.



Supporting both urban regeneration and rural rejuvenation through a
€3 Billion Regeneration and Development Fund and the
establishment of a National Regeneration and Development Agency.

By 2040 there will be roughly an extra one million people living in our country, with the NPF recognising that
“this population growth will require hundreds of thousands of new jobs and new homes”.
Objective 1a states that the projected level of population and employment growth in the Eastern and Midland
Regional Assembly area will be at least matched by that of the Northern and Western and Southern Regional
Assembly areas combined. National Policy Objective 1b states that in the context of around one million
additional people in Ireland by 2040, it means planning for 490,000 - 540,000 additional people (i.e. a
population of around 2.85 million in the Eastern and Midland Region).
The NPF is divided into 11 Chapters as follows:












Chapter 1 The Vision
Chapter 2 A Way Forward
Chapter 3 Effective Regional Development
Chapter 4 Marking Stronger Urban Places
Chapter 5 Planning for Diverse Rural Places
Chapter 6 People, Homes & Communities
Chapter 7 Realising our Island and Marine Potential
Chapter 8 Working with Our Neighbours
Chapter 9 Realising Our Sustainable Future
Chapter 10 Implementing the National Planning Framework
Chapter 11 Assessing Environmental Impact

RATHGOWAN SHD

STATEMENT of CONSISTENCY

6

Each chapter contains National Policy Objectives that promote coordinated spatial planning, sustainable use
of resources and protection of the environment and the Natura 2000 network. The National Policy Objectives
most relevant to the current application are as follows:


National Policy Objective 3a - Deliver at least 40% of all new homes nationally, within the built-up
footprint of existing settlements;



National Policy Objective 4 - Ensure the creation of attractive, liveable, well designed, high quality
urban places that are home to diverse and integrated communities that enjoy a high quality of life and
well-being;

Statement of Consistency:
In accordance with the National Policy Objectives of the NPF, the current application will deliver a medium
density development of modern and adaptable new homes, within an existing urban area in close proximity to
existing local service provision, and meets the objective of providing new homes at locations that can support
sustainable development and at an appropriate scale of provision relative to its location, in particular that the
location of new housing be prioritised in existing settlements, i.e. National Policy Objectives 3a and 4.


National Policy Objective 11 - In meeting urban development requirements, there will be a
presumption in favour of development that can encourage more people and generate more jobs and
activity within existing cities, towns and villages, subject to development meeting appropriate planning
standards and achieving targeted growth;

Statement of Consistency:
The proposed development is located on residentially zoned lands within the Westeath County Development
Plan 2021-2027. The subject site is located c. 1.5km west of Mullingar town centre which offers a range of
local shops, services and employment opportunities. The proposed development will create increased footfall
for shops and services in the area.


National Policy Objective 13 - In urban areas, planning and related standards, including in particular
building height and car parking will be based on performance criteria that seek to achieve well-designed
high quality outcomes in order to achieve targeted growth. These standards will be subject to a range
of tolerance that enables alternative solutions to be proposed to achieve stated outcomes, provided
public safety is not compromised and the environment is suitably protected;

Statement of Consistency:
The proposed development will provide for a high-quality residential scheme through the design, quality,
materials and finishes proposed. In addition, the proposed units are in excess of the minimum size requirement
as stated in the Apartment Guidelines and provide well orientated, spacious units. Furthermore, car parking
for the proposed development is not visually dominant and is provided at a rate that accords with the relevant
standards as set out in section 11 of the submitted Traffic and Transport Assessment (TTA). The density of
the proposed development accords with the requirements set out in the Sustainable Residential Development
in Urban Areas, Guidelines for Planning Authorities, 2009, and as demonstrated in the submitted Planning
Statement (section 5.16).
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National Policy Objective 27 - Ensure the integration of safe and convenient alternatives to the car
into the design of our communities, by prioritising walking and cycling accessibility to both existing and
proposed developments, and integrating physical activity facilities for all ages;

Statement of Consistency:
The proposed development seeks to deliver an appropriate form and scale of residential development for its
locational context. The proposed development provides for the necessary pedestrian and cyclist connectivity
to the local environs via a variety of routes, which will enable sustainable modes of transport to the town
centre and local services / facilities.


National Policy Objective 32 - To target the delivery of 550,000 additional households to 2040;

Statement of Consistency:
The proposed development seeks to deliver 212 no. dwellings which will contribute to the housing stock.


National Policy Objective 33 - Prioritise the provision of new homes at locations that can support
sustainable development and at an appropriate scale of provision relative to location;

Statement of Consistency:
County Westmeath is identified as being within the Gateway Region for development in the the Eastern and
Midland Region and is expected to accommodate 100,000-102,500 persons by 2031. Mullingar is identified
as a “Key Town” within the region, with the capacity to act as growth driver in the region. The proposed
development on a greenfield site, on zoned land within the town’s development boundary accords with and
will reaffirm Mullingar’s designation as a “Key Town” within the Region. The proposed 212 no. units will
provide new residential development on this zoned site.


National Policy Objective 34 - Support the provision of lifetime adaptable homes that can
accommodate the changing needs of a household over time;

Statement of Consistency:
The proposed houses have been designed to be adaptable and can cater for internal alteration and extension.


National Policy Objective 35 - Increase residential density in settlements, through a range of measures
including reductions in vacancy, re-use of existing buildings, infill development schemes, area or sitebased regeneration and increased building heights;

Statement of Consistency:
The proposed development will provide a density of residential development appropriate to its locational
context and in accordance with national and local planning policy.
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National Policy Objective 75 - Ensure that all plans, projects and activities requiring consent arising
from the National Planning Framework are subject to the relevant environmental assessment
requirements including SEA, EIA and AA as appropriate.

Statement of Consistency:
The subject application is accompanied by an Environmental Impact Assessment Screening Report, an
Appropriate Assessment Screening Report and Natura Impact Statement, which are submitted as separate
standalone documents – please refer to same for further details.
In relation to the Eastern and Midland Region, the NPF states that the region’s most significant placemaking
challenge will be to plan and deliver future development in a way that enhances and reinforces its urban and
rural structure and moves more towards self-sustaining, rather than commuter driven activity.
In terms of specific national objectives relevant to Westmeath, the NPF includes a number of targets aimed at
growing the Eastern and Midland Region (NPF; p26):


Policy Objective 1a: The projected level of population and employment growth in the Eastern and
Midland Regional Assembly area will be at least matched by that of the Northern and Western and
Southern Regional Assembly areas combined;



Policy Objective 1b: Eastern and Midland Region: 490,000 - 540,000 additional people i.e. a
population of around 2.85 million.

Furthermore, the NPF includes specific targets related to securing compact and sustainable growth in Ireland’s
towns and cities, recognising that the physical format of urban development in Ireland is one of our greatest
national development challenges. As such it states that within the Eastern and Midlands Region, 30% of all
housing outside of Dublin City and its suburb footprints are to be delivered within existing urban footprints.
The Implementation Roadmap for the National Planning Framework (July 2018) highlights the Governments
focus on achieving alignment between national, regional and local planning policy and practice. It addresses
issues around the legal status of the NPF and provides transitional population projections for the period up to
2031. It also sets out mechanisms to ensure that Development Plans will broadly align with the NPF and
RSES’s to address the six-year period up to 2026/2027.
Given the above, 2026-2027 will allow the assessment of the first full round of Development Plans prepared in
accordance with the NPF and the RSES. This assessment will coincide with several other key dates; 2026 is
a Census Year, and 2027 will see the review of the ten-year National Development Plan. It is further noted that
Development Plans approved in 2020/21 will commence reviews in 2025/2026 and so require demographic
data for the six-year period beyond to 2031.
Therefore, it is stated that “The critical population projection periods are to 2026 and 2031, with a particular
emphasis on the initial six-year period to 2026, for city and county development plans that are to be formulated
during the 2019-20/21 period” (NPF Implementation Roadmap, p4). The Roadmap provides transitional
population projections for these milestones at a regional and county scale, in order to inform Development
Plans for the period 2026 and 2031. The transitional population projections for the Eastern and Midland Region
is listed as follows:
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Regions & Counties

2016

2026

2031

89,000

96,500-98,500

100,000-102,500

Midlands
Westmeath

Table 1 – Extract from Westmeath CDP: “Transitional Regional and County Population Projections to 2031 for
the Eastern and Midland Regional Assembly”. ( Source: NPF Implementation Roadmap, p13).

Chapter 10 of the NPF relates to Implementation and for the Eastern and Midland Region it notes a target
population growth to 240,000 – 265,000 by 2026; 335,000 – 375,000 by 2031; and 490,000 – 540,000 by 2040.
Evaluation of Consistency:
In accordance with the National Policy Objectives of the NPF, the current application will deliver an efficient
density of development comprised of modern and adaptable new homes within the footprint of an existing
settlement and meets the objective of providing new homes at locations that can support sustainable
development and at an appropriate scale of provision relative to its location.
It is considered that the location of the proposed development within the development boundary of Mullingar
meets the NPF’s requirement to provide 30% of all new housing within existing urban footprints of towns
outside Dublin. The proposals have been carefully considered in relation to matters such as density, urban
design, building height and car parking to ensure that they meet the objectives of National Policy Objectives
3a, 4 and 13. The provision of 212 new residential units would help meet National Policy Objective 32 and
Chapter 10 to deliver 550,000 additional households to 2040; furthermore, the location and design of the
proposed development meets the objective of National Policy Objective 33.

REGIONAL POLICY OBJECTIVES:
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4.1.2

Rebuilding Ireland – Action Plan for Housing and Homelessness, 2016

Rebuilding Ireland is the Government’s Action Plan for Housing and
Homelessness, launched in 2016. 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.
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
delivering on sustainability objectives related to efficiency in service delivery and
investment provision”.
The proposed development is located on zoned, serviced lands, c. 1.5km of the town centre of Mullingar and
its facilities and services. The development is proximate to existing residential areas and amenities which is
in line with the provisions of the Action Plan.
The Plan contains five key pillars of which Pillars 2 and 3 is most relevant in this instance. The proposed
development at Rathgowan, Mullingar is consistent with Pillar 2 – Accelerate Social Housing and Pillar 3 to
‘Build More Homes’, as the scheme is proposing to construct a total of 212 no. dwellings on a greenfield site
that enjoys close proximity to a wide range of facilities and services in Mullingar.
Statement of Consistency:
The proposed development is consistent with Pillar 3 to build more homes. The proposed development
provides for 212 no. new dwellings. The provision of these units will substantially add to the residential
accommodation availability of the area and cater to the increasing housing demand. The proposed
development of 212 no. units will provide a wide mix of unit types and will be suitable for a range of household
types and needs. The proposal will also deliver 10% of units for Part V requirements (Pillar 2).
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4.1.3

Housing for All – a New Housing Plan for Ireland (2021)

Housing for All - a New Housing Plan for Ireland was launched in 2021 and
is the Government’s housing plan to the year 2030. The Plan sets out how
short, medium and long-term challenges of housing system will be
addressed.
The overall aim of the Plan is that everyone in the State has access to a
home to purchase or rent at an affordable price which is built to a high
standard in the right place in support of climate action, offering a high
quality of life.
The Plan is supported by additional funding and aims to work with all
stakeholders, with a central element Plan being working with and enabling
the private sector to deliver on housing.
The Plan estimates that Ireland needs an average of 33,000 homes constructed per annum until 2030 to
meet targets set out for additional households, as outlined in the NPF. To achieve these targets the Plan is
based upon four pathways as follows:





Supporting Homeownership and Increasing Affordability;
Eradicating Homelessness, Increasing Social Housing Delivery and Supporting Social Inclusion;
Increasing New Housing Supply;
Addressing Vacancy and Efficient Use of Existing Stock.

Statement of Consistency:
The development is considered to be consistent with objectives of Housing for All - a New Housing Plan for
Ireland. The development provides for 212 no. new dwellings on a greenfield site that enjoys close proximity
to a range of facilities and services in Mullingar. The provision of these units will substantially add to the
residential accommodation available in the environs of Mullingar thus increasing new housing supply, which
will ultimately aid the objective to increase affordability. It is envisaged that all, if not the majority, of the
dwellings proposed will be for sale to individual buyers thereby supporting homeownership.
The development will also deliver 10% of the proposed no. of dwellings for Part V requirements (21 no.
dwellings) and therefore supporting the aim to increase social housing delivery and support social inclusion.
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4.2

Section 28 Ministerial Guidelines

4.2.1 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas
and its companion document - Urban Design Manual Best Practice Guidelines (both 2009)
The Guidelines on Sustainable Residential Development in Urban Areas
(hereafter ‘Guidelines’) set out the key planning principles for the preparation
and assessment of applications for residential development in urban areas.
The Guidelines set out recommended densities for development and how
density is to be measured. The Guidelines are also accompanied by the
Urban Design Manual which illustrates how the policy principles can be
translated into practice by developers. The principles contained within the
Guidelines are translated into the planning and design objectives and
standards contained in the Westmeath County Development Plan. These
objectives and standards have informed the nature, scale and form of
development within the current application and ensure a plan-led approach to
the development of the site.
The Urban Design Manual provides a series of criteria against which residential
developments can be assessed at the levels of the neighbourhood, the site and
the home.
Consistency with the 12 Design Criteria is set out over in a tabular format, the
principles of which are demonstrated in detail in the enclosed Architectural Design
Rationale prepared by the project Architects, BKD, - please refer to same.

Statement of Consistency:
The proposed layout, design and built form is guided by the principles set out within the Guidelines and the 12
design criteria within the Design Manual which ensures that the proposed development provides a variety of
residential dwellings and character areas within the development. The proposed development is afforded
connections to the town centre and is accessible to existing retail and local services.
Compliance with the 12 urban design criteria is set out in Table 1 over which demonstrates that the proposed
development has been assessed against the Design Criteria and Indicators contained in the Urban Design
Manual – Best Practice Guide, which is also in accordance with the requirements of the Development Plan
(Chapter 3 – Placemaking).
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The proposed density of development i.e. 35 units per hectare net, adheres to the guidance for sustainable
residential development as it can be described as an Outer Suburban / Greenfield Site and complies with section
5.11 of the guidelines, which define such sites as “as open lands on the periphery of cities or larger towns”. The
guidelines state that “the greatest efficiency in land usage on such lands will be achieved by providing net
residential densities in the general range of 35-50 dwellings per hectare and such densities (involving a variety of
housing types where possible) should be encouraged generally. Development at net densities less than 30
dwellings per hectare should generally be discouraged in the interests of land efficiency, particularly on sites in
excess of 0.5 hectares”. The proposed net density of 35 units per hectare is consistent with the aforementioned
guidelines.
Notwithstanding the above, we also note that the Department of Housing, Local Government & Heritage issued
Circular Letter: NRUP 02/2021 in April 2021 to An Bord Pleanála and Planning Authorities providing clarity in
respect of the application of density requirements. The Circular states that “while the Sustainable Residential
Development Guidelines clearly encourage net densities in the 35-50 dwellings per hectare range within cities
and larger towns, net densities of 30-35 dwellings per hectare may be regarded as acceptable in certain large
town contexts and net densities of less than 30 dwellings per hectare, although generally discouraged, are not
precluded in large town locations. These ‘outer suburban’ provisions apply to cities and larger towns, and the
Sustainable Residential Development Guidelines define larger towns as having a population in excess of 5,000
people. Large towns therefore range from 5,000 people up to the accepted city scale of 50,000 people. Given the
very broad extent of this range and variety of urban situations in Ireland, it is necessary for An Bord Pleanála and
Planning Authorities to exercise discretion in the application and assessment of residential density at the periphery
of large towns, particularly at the edges of towns in a rural context. Accordingly, the full range of outer suburban
density, from a baseline figure of 30 dwellings per hectare (net) may be considered, with densities below that
figure permissible subject to Section 5.12 of the Sustainable Residential Development Guidelines”. The Circular
also references the National planning Framework (NPF) and provides that there is a need for more proportionate
and tailored approaches to residential development and that it is necessary to adapt the scale, design and layout
of housing in owns to ensure that suburban or high density urban approaches are not applied uniformly and that
development responds appropriately to the character, scale and setting of the town. Taking this into account, as
well as the design applied to the proposed development, and give the locational context of the subject site and its
topography, it is considered that the proposed development achieves an appropriate and efficient density on this
zoned site, located on the western edge of Mullingar (A “Key Town”) and the proposed density is consistent with
national guidelines, and national and local policy regarding density.
In combination, it is put forward that the proposed site layout plan addresses key urban design criteria such as
context, connections, inclusivity, variety and distinctiveness.
The following sets out consistency with the 12 Design Criteria, but we would also refer to the enclosed Architectural
Design Rationale prepared by BKD Architects.
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1. Context - How does the development respond to its surroundings?
The development seems to have
evolved naturally as part of its
surroundings.
Appropriate increases in density
respect the form of buildings and
landscape around the site’s edges
and the amenity enjoyed by
neighbouring users.
Form, architecture and
landscaping have been informed
by the development’s place and
time.
The development positively
contributes to the character and
identity of the neighbourhood
Appropriate responses are made
to the nature of specific boundary
conditions

The site has been identified and is acceptable in principle as being suitable to
accommodate housing of the scale and character proposed. A key objective for the
proposed scheme was to deliver an appropriate quantum of dwellings respectful of
the established character of the environs.
The proposed density is consistent with guidance for same in the Development Plan
and national guidelines, given Mullingar’s status as a “Key Town”. The site is of an
appropriate size and has landscape features that will benefit this development in
terms of creating a unique residential character. The proposed layout respects its
environs and will not deter the amenities enjoyed by the neighbouring users.
The design and density of the development reflects the context of the site yet is a
modern and high-quality scheme reflecting the type of development that is currently
occurring in other parts of the County. The height, scale and massing are considered
appropriate given its context within the site and the surrounding developments in the
wider area.
The proposal creates an identity and a sense of place for the new neighbourhood.
The proposal’s attractive layout and design is integrated into its natural setting.
The development has sought to incorporate natural features such as archaeology
and hedgerows as much as possible.

2. Connections – How well connected is the new development?

There are attractive routes in
and out for pedestrians and
cyclists.

A new pedestrian/cyclist access into the site is proposed from the Ashe Road (R393)
to the north, while the existing access off the Relief Road (R394) via Rathgowan Park
will be utilised to cater for vehicular / pedestrian/cyclist success that can connect into
the existing footpaths along the R394. The proposed development is sufficiently set
back to not impact on any future upgrades to pedestrian / cyclist infrastructure along
the R394. A new pedestrian crossing across the R394 is also proposed as part of this
development.

The development is located in
or close to a mixed-use centre.

The site is within a reasonable walking distance (c. 200m) of local shops to the south,
on the opposite side of R394. The site is also within 1.5km of the Mullingar Town
Centre which is a major urban centre.

The layout links to existing
movement routes and the
places people will want to get
to.

Pedestrian permeability through the site is promoted in the residential layout enabling
future residents to access the development. The site layout plan also facilitates direct
pedestrian connections to the adjoining development at Rathgowan Wood.

Appropriate density, dependent
on location, helps support
efficient public transport.

The density accords with national guidelines at 35/ha. The subject site is c.1.5km walking
distance from the centre of Mullingar, however, the provision of public transport is limited
in Mullingar, and thus the development will not be generally serviced by high frequency
public transport.
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3. Inclusivity – How easily can people use and access the development?
New homes meet the aspirations
of a range of people and
households.

New apartments and houses will meet the needs of a wide range of future occupants
from first time buyers, families with children, empty nesters etc. The range of housing
typologies and quality of internal spaces and private open space and communal
spaces will fulfil the requirements of all future residents.

Design and layout enable easy
access by all.

The proposal has been designed for ease of access throughout the site in accordance
with Part M of the building regulations.

There is a range of public,
communal and/or private amenity
spaces and facilities for children
of different ages, parents and the
elderly.

The scheme will provides a large amenity in the form of public open spaces, that
cater for meaningful recreation for a range of different ages including children, adults
and the elderly. The landscape strategy aims to integrate the new built development
with the existing, adjoining open spaces and creates attractive useable open space
while contributing to the local biodiversity.

Areas defined as public open
space that have either been
taken in charge or privately
managed will be clearly defined,
accessible and open to all.

The public open space will be openly accessible to all and clearly defined.

New buildings present a positive
aspect to passers-by, avoiding
unnecessary physical and visual
barriers.

The layout is designed to maximise visual and physical fluidity throughout the scheme
and will not hinder movement. All dwellings (where possible) are oriented towards the
public spaces contributing to the passive surveillance and overall security of the
scheme.
The proposed apartment building and crèche facing onto the R394 as well as houses
addressing Rathgowan Park create a strong urban edge.

Activities generated by the
development contribute to the
quality of life in its locality.
Uses that attract the most
people are in the most
accessible places.
Neighbouring uses and activities
are compatible with each other.

4. Variety – How does the development promote a good mix of activities?
The proposal will significantly improve the housing mix of the area and will increase
population creating additional demand for educational, sports and retail services all of
which are provided in Mullingar close to the development.
The open spaces are specially located to make easily accessible to residents and the
public.
The area is characterised by residential and open space uses; as such the proposed
use is compatible with the surrounding area.

Housing types and tenure add to
the choice available in the area.

A mix of apartments, duplexes and houses will further improve the range of unit types
in the area available to various household types. Please refer to the accommodation
schedule (section 5.10 of the submitted Planning Statement for more information).

Opportunities have been taken
to provide shops, facilities and
services that complement those
already available in the
neighbourhood.

The scheme is within a c.15 minute walk of Mullingar centre which has a range of retail
and other services.

RATHGOWAN SHD
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5. Efficiency - How does the development make appropriate use of
resources, including land?
The proposal looks at the potential of
higher density, taking into account
appropriate accessibility by public
transport and the objectives of good
design.

The development density of 35 units/ha is considered to be appropriate for the
site and is characteristic of neighbouring development and the Key Town status
of Mullingar. The development allows for pedestrian and cycle paths to provide
for connection to the existing public footpaths that lead into the centre of
Mullingar.

Landscaped areas are designed to
provide amenity and biodiversity,
protect buildings and spaces from
the elements and incorporate
sustainable urban drainage systems.

The proposal provides for high quality, landscaped public open space as part of
the residential element of the development. The scheme incorporates SuDS,
promoting biodiversity and providing residential amenity. Where possible
existing trees and hedgerows have been retained around the site. In addition to
this, the public realm will be planted with a diverse mix of plants and tree species
to create tree lined avenues. We refer to RMDA landscape drawings for more
information.

Buildings, gardens and public spaces
are laid out to exploit the best solar
orientation

100% of all houses and duplexes are dual aspect. Approx. 31% of the
apartments are single aspect but there are no north facing units proposed. The
houses are all orientated to get the most amount of daylight into the units. All
units and open spaces will enjoy sufficient sunlight and daylight provision.

The scheme brings a redundant
building or derelict site back into
productive use

This is an underutilised greenfield site which is directly serviced by roads and
services.

Appropriate recycling facilities are
provided.

Each house will undertake its own recycling with collection by municipal services.
The apartments and duplex apartments will have communal bin facilities with
recycling

The place has recognisable features so that
people can describe where they live and form
an emotional attachment to the place
The scheme is a positive addition to the identity
of the locality.
The layout makes the most of the opportunities
presented by existing buildings, landform and
ecological features to create a memorable
layout.
The proposal successfully exploits views into
and out of the site.
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6. Distinctiveness - How do the proposals create a sense of
place?
The layout of the scheme allows for the creation of distinctive
streets and open spaces which will instil a sense of place for future
residents.
The proposal will provide an attractive new residential development
at an appropriate scale and quantum for Mullingar. It will be positive
addition to the residential character on the western side of the
town.
The proposed layout seeks to incorporate the existing planting
along the site boundaries and its constraints and seeks to develop
them as a feature within the new residential scheme.
As can be seen from the contiguous elevations and the proposed
plans, the views have been carefully considered in order to
enhance the area and is sensitive to the character of the
surrounding area.
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7. Layout - How does the proposal create people friendly
streets and spaces?
Layout aligns routes with desire lines to create
a permeable interconnected series of routes
that are easy and logical to navigate around.

Pedestrian permeability is a key design outcome for the scheme.
All cycle and pedestrian paths have been designed to follow the
desire line to the town centre whilst future connections to the north,
south and west are catered for.

The layout focuses activity on the streets by
creating frontages with front doors directly
serving the street.
The streets are designed as places instead of
roads for cars, helping to create a hierarchy of
space with less busy routes having surfaces
shared by pedestrians, cyclists and drivers.

The proposed streetscape is well defined and seeks to reduce car
speeds and provide a better balance of modal use with pedestrians
and cyclists.

Traffic speeds are controlled by design and
layout rather than by speed humps.
Block layout places some public spaces in front
of building lines as squares or greens, and
some semi-private space to the back as
communal court.

The open space strategy for the scheme creates well-positioned
open spaces that can cater for various recreational activity. There
is also an area of communal space around the apartments which
are designed by RMDA Landscape Architecture to provide high
quality space.
8. Public Realm - How safe, secure and enjoyable are the
public areas?

All public open space is overlooked by
surrounding homes so that this amenity is
owned by the residents and safe to use.

All spaces are overlooked and surveyed by the residential units
offering natural passive surveillance.

The public realm is considered as a usable
integrated element in the design of the
development.

Public realm is properly integrated into the design of the
development and forms an attractive feature of the development.

Children’s play areas are sited where they will
be overlooked, safe and contribute to the
amenities of the neighbourhood. Children’s
play areas are sited where they will be
overlooked, safe and contribute to the
amenities of the neighbourhood

This is achieved. Please refer to the drawings and documentation
submitted by RMDA Landscape Architects

There is a clear definition between public,
semiprivate, and private space.
Roads and parking areas are considered as
an integral landscaped element in the design
of the public realm.

RATHGOWAN SHD

Play areas are facilitated within the scheme which are overlooked
by houses and apartment blocks.

The scheme provides for 290 no. of car parking spaces throughout
the scheme. Car parking is provided in a combination of on-street
and in-curtilage spaces. The integration of landscape elements and
car parking areas has been a key element for the scheme’s highquality design approach.
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9. Adaptability - How will the buildings cope with change?
Designs exploit good practice lessons, such as the
knowledge that certain house types are proven to
be ideal for adaptation
The homes are energy-efficient and equipped for
challenges anticipates from a changing climate

Homes can be extended without ruining the
character of the types, layout and outdoor space

There is a variety of house types including apartments, duplex
units, detached, semi-detached, and terraced houses. All of the
houses have the ability to be altered / extended in the future.
The new homes will be constructed in accordance with the
energy efficiency standards in place. The design practices and
proposed materials will militate against the effects of climate
change
The houses can all be extended without having a detrimental
impact on the surrounding residential amenities and character. All
of the houses can accommodate conversions and extensions, as
appropriate. The internal space is also flexible and allows for the
removal / addition of walls etc. to create different spaces
according to needs.

The structure of the home and its loose fit design
allows for adaptation and subdivision, such as the
creation of an annex or small office
Space in the roof or garage can be easily
converted into living accommodation.

Each home has access to an area
of useable private outdoor space.

The design maximises the number
of homes enjoying dual aspect

Homes are designed to prevent
sound transmission by appropriate
acoustic insulation or layout
Windows are sited to avoid views
into the home from other houses or
the street and adequate privacy is
affordable to ground floor units
The homes are designed to provide
adequate storage including space
within the home for the sorting and
storage of recyclables
RATHGOWAN SHD

10. Privacy and Amenity - How does the scheme provide a decent standard
of amenity?
Yes, each unit has its own private open space in accordance with the minimum
residential standard. These are in the form of private balcony / terrace/ rear
garden in line with the standards.
100% of the houses are dual aspect which accords with national policy. Approx.
31% of the proposed apartments are single aspect but there are no north facing
single aspect units, all in accordance with the Sustainable Urban Housing:
Design Standards for New Apartments Guidelines for Planning Authorities which
require a minimum of 50% of the units to be dual aspect on greenfield sites.

All units will be designed to prevent sound transmission in accordance with
current building standards
All units have been oriented to minimise overlooking. Adequate separation
distance between opposing windows is achieved and overlooking is not
considered an issue. Landscaping strips and boundary treatments at ground floor
level ensure that ground floor areas will have an adequate level of privacy

All units are provided with storage space in line with relevant DoE requirements
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11. Parking – How will the parking be secure and attractive?
Appropriate car parking is on-street or
within easy reach of the home’s front
door

Car parking for all units is either on-curtilage or proximate to the units, and
directly overlooked, thereby being within easy reach of each residential unit.

Parked cars are overlooked by houses,
pedestrians and traffic, or stored
securely, with a choice of parking
appropriate to the situation

The quantum of parking provided for the houses, which is a mix of oncurtilage / on-street, is in line with the car parking ratios required in
Westmeath’s County Council’s Development Plan

Parking is provided communally to
maximise efficiency and accommodate
visitors without the need to provide
additional dedicated spaces.
Materials used for parking areas are of
similar quality to the rest of the
development
Adequate secure facilities are provided
for bicycle storage

The materials and external design
make a positive contribution to the
locality
The landscape design facilitates the
use of the public spaces from the
outset
Design of the buildings and public
space will facilitate easy and regular
maintenance
Open car parking areas are
considered as an integral element
within the public realm design and
are treated accordingly
Care has been taken over the siting
of flues, vents and bin stores

RATHGOWAN SHD

For the apartments and duplex units, on-street spaces are provided including
dedicated visitor parking, as per the Development Plan standards.
The submitted landscaping rationale illustrates the proposed hard
landscaping finished throughout which ensures consistency. Parking areas
will comprise quality surface treatments that promote sustainable drainage
and are in keeping with palette and quality of building materials used
elsewhere in the development.
Dedicated bicycle parking / stores are provided for the apartments & duplex
units with stands for the crèche. The houses can accommodate bicycle
parking with the curtilage of the individual properties.
12. Detailed Design – How well thought through is the building and
landscape design?
The overall choice of materials and elevations will reflect the development in the
surrounding area and will be an attractive feature in the landscape. This
development is of sufficient size that it can, and has, created its own architectural
modern language but which is complementary to the surrounding area. Please see
the Architectural Design Rationale by BKD Architects
The public realm has been designed to ensure spaces are easily accessible, safe
and secure and aesthetically complement the built form. The open space will be
provided in tandem with the residential development
The layout of the houses, apartments and the landscaped areas will be accessible
for easy and regular maintenance
Parking at surface level has been carefully located to ensure it does not dominate
the environment, with appropriate street planting.
Bin stores are located discretely near the apartments.
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4.2.2

Urban Development and Building Heights Guidelines for Planning Authorities (2018)

The Urban Development and Building Heights Guidelines (hereafter ‘Building
Height Guidelines’) have been approved as Section 28 Ministerial Guidelines,
which carry forward the National Policy Objectives from the National Planning
Framework in relation to securing more compact forms of urban development.
Essentially, the Building Height Guidelines seek to reinforce wider national
policy objectives to provide more compact forms of urban development and to
consolidate and strengthen the existing built up area. The Guidelines do not
encourage blanket limitations on height. As they are Ministerial Guidelines, they
clearly state that Planning Authorities and An Bord Pleanála are required to
have regard to the guidelines and apply any specific planning policy
requirements (SPPRs) of the guidelines, in carrying out their functions. The
Guidelines also state that the SPPRs stated in the document take precedence
over any conflicting, policies and objectives of development plans, local area
plans and strategic development zone planning schemes.
The Building Height Guidelines also state that in relation to the assessment of individual planning
applications and appeals, it is Government policy that building heights must be generally increased in
appropriate urban locations. There is therefore a presumption in favour of buildings of increased height in
our town/city cores and in other urban locations with good public transport accessibility.
Section 3 of the Building Height Guidelines sets out the requirements for assessing building height as part
of planning applications. The Building Height Guidelines state that “it is Government policy that building
heights must be generally increased in appropriate urban locations. There is therefore a presumption in
favour of buildings of increased height in our town/city cores and in other urban locations with good public
transport accessibility” (our emphasis added).
The Building Height Guidelines (section 3.2) also state that “In the event of making a planning application,
the applicant shall demonstrate to the satisfaction of the Planning Authority / An Bord Pleanála, that the
proposed development satisfies the following criteria:
At the scale of the relevant city / town

The site is well served by public transport with high capacity, frequent service and good links to other
modes of public transport.

Development proposals incorporating increased building height, including proposals within
architecturally sensitive areas, should successfully integrate into / enhance the character and public
realm of the area, having regard to topography, its cultural context, setting of key landmarks,
protection of key views. Such development proposals shall undertake a landscape and visual
assessment, by a suitably qualified practitioner such as a chartered landscape architect.

On larger urban redevelopment sites, proposed developments should make a positive contribution
to place-making, incorporating new streets and public spaces, using massing and height to achieve
the required densities but with sufficient variety in scale and form to respond to the scale of adjoining
developments and create visual interest in the streetscape.
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Statement of Consistency


The Westmeath County Council Development Plan acknowledges that the area has limited public
transport services and development/improvement of these services is identified as a key transport goal
to reduce car dependency and increase the use of sustainable means of transport. Mullingar is
accessible by rail and is positioned on the Dublin/Sligo rail lines respectively. Trains operate on the
route several times daily. Currently there are no other train stations operating within the County
although a disused station is located at Killucan on the Dublin/Sligo line. The development of a quality
bus system as an alternative to private car use is an essential element of an integrated and balanced
land use transport system. Westmeath is well serviced by Bus Éireann expressway services, which
primarily mirror the national primary routes and traverse the County on an east-west axis. The National
Transport Authority has supported the expansion of Local Link services to include regular commuter
services, to ensure connectivity with other public transport services to facilitate onward journeys to
access education, employment, health, recreational and other opportunities. However, it is
acknowledged that there is a need for increased bus services to improve connectivity between the
main urban centres in the north and south of the County and to regional centres. Greater integration
of bus and rail services would provide for enhanced services and facilitate the transfer from private
car to bus and rail. It is noted that the development site is relatively remote from Mullingar Town Centre.



The layout of the proposed development has taken into account the locational context of the site and
the characteristics of the receiving environs which are relatively low level in character, i.e. 1 – 2 storeys.
Cognisance has also been paid to the need to create a strong urban street frontage along the R394.



A wide variety in housing typologies is proposed with houses addressing the streets, corners and open
spaces. The submitted Architectural Design Rationale responds to the locational context of the site.

At the scale of district / neighbourhood / street

The proposal responds to its overall natural and built environment and makes a positive contribution
to the urban neighbourhood and streetscape

The proposal is not monolithic and avoids long, uninterrupted walls of building in the form of slab
blocks with materials / building fabric well considered.

The proposal enhances the urban design context for public spaces and key thoroughfares and
inland waterway/ marine frontage, thereby enabling additional height in development form to be
favourably considered in terms of enhancing a sense of scale and enclosure while being in line
with the requirements of “The Planning System and Flood Risk Management – Guidelines for
Planning Authorities” (2009).

The proposal makes a positive contribution to the improvement of legibility through the site or wider
urban area within which the development is situated and integrates in a cohesive manner.

The proposal positively contributes to the mix of uses and / or building / dwelling typologies
available in the neighbourhood.
Statement of Consistency


The application site occupies a greenfield site and the proposed development is comprised of housing
of a scale and character that is in keeping with existing development in the surrounding environs.
Buildings address the existing Relief Road (R394) creating a strong urban edge, while housing also
addresses and respectfully backs onto existing neighbouring housing.
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The design of the buildings is modern, all of which directly overlook the streets / spaces they address,
with the facades well fenestrated. There are no large, blank walls / gables proposed. The distribution
of materials across the entire development has been carefully considered in the creation of character
areas within the scheme, details of which are set out in the submitted Architectural Design Rationale
prepared by BKD Architects.



The proposed development has been subject to flood risk assessment as detailed in the submitted
Site Specific Flood Risk Assessment (SSFRA) by Punch Consulting Engineers, which confirms that
the application site is located within Flood Zone C for pluvial flooding (the site is not affected by coastal
or groundwater flooding), as defined by the 2009 Planning System and Flood Risk Management
Guidelines for Planning Authorities, therefore the development of housing on the subject site is
appropriate for the site’s flood zone category.



All of the proposed dwellings are carefully positioned addressing streets, and adjacent to and enclosing
open spaces, all of which contributes to the legibility of the scheme and creates good urban street
frontage and aids way finding through the development. To add variety, a different range of residential
unit types creates a sustainable mix and achieves distinctiveness across the development. This is
further enhanced by the design and scale of the hard and soft landscaped areas and the architectural
treatment of the buildings. This will give these places definition and legibility within the wider
development. These are described more fully in the submitted Architectural Design Statement
prepared by BKD Architects -please refer to same.



The proposed development accommodates 2-3 storey detached, semi-detached and terraced houses,
3 storey duplex units and 1 no. 4 storey apartment building, which also accommodates a crèche. It is
considered that the wide range of housing typologies proposed across the scheme in a variety of
buildings positively contributes to the mix dwelling typologies and uses available in the neighbourhood.

At the scale of the site / building

The form, massing and height of proposed developments should be carefully modulated so as to
maximise access to natural daylight, ventilation and views and minimise overshadowing and loss
of light.

Appropriate and reasonable regard should be taken of quantitative performance approaches to
daylight provision outlined in guides like the Building Research Establishment’s ‘Site Layout
Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for Buildings – Part
2: Code of Practice for Daylighting’.

Where a proposal may not be able to fully meet all the requirements of the daylight provisions
above, this must be clearly identified and a rationale for any alternative, compensatory design
solutions must be set out, in respect of which the planning authority or An Bord Pleanála should
apply their discretion, having regard to local factors including specific site constraints and the
balancing of that assessment against the desirability of achieving wider planning objectives. Such
objectives might include securing comprehensive urban regeneration and or an effective urban
design and streetscape solution.
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Statement of Consistency


The project architects have carefully considered the scheme layout, the receiving environs and the
context of Mullingar as a Key Town. The aim of the design rationale for the proposed development is to
ensure that the development will integrate into its surrounding context. This has been achieved by
providing a range of dwelling typologies throughout the site, in addition to creating new open spaces
and permeability throughout the site from the entrance off the R394 right through the site to the R393
Ashe Road to the north, in the form of proposed pedestrian / cyclists links.



The design and form of the proposed 3 storey duplex units, with all units being dual aspect, is similar to
conventional two storey housing. The units are well oriented which ensures the units will not have an
unacceptable or adverse impact on the units themselves or on the surrounding properties with regard
to daylight and sunlight. The proposed apartment building accommodates almost 70% dual aspect units.
Specific Assessments
To support proposals at some or all of these scales, specific assessments may be required and these may
include:








Specific impact assessment of the micro-climatic effects such as downdraft. Such assessments shall
include measures to avoid/ mitigate such micro-climatic effects and, where appropriate, shall include an
assessment of the cumulative micro-climatic effects where taller buildings are clustered.
In development locations in proximity to sensitive bird and / or bat areas, proposed developments need
to consider the potential interaction of the building location, building materials and artificial lighting to
impact flight lines and / or collision.
An assessment that the proposal allows for the retention of important telecommunication channels, such
as microwave links.
An assessment that the proposal maintains safe air navigation.
An urban design statement including, as appropriate, impact on the historic built environment.
Relevant environmental assessment requirements, including SEA, EIA, AA and Ecological Impact
Assessment, as appropriate.

Statement of Consistency


With the proposed development, given the site’s context and proposed heights of 2, 3 and 4 storeys, it
is not considered necessary to provide a specific impact assessment of the micro-climatic effects such
as downdraft.



With regards to the proposed developments proximity and impact to sensitive bird and / or bat areas,
Enviroguide Consulting prepared on behalf of the Applicant an Ecological Impact Assessment Report
which concludes that which concludes that “provided mitigation measures proposed are carried out in
full, there will be no significant negative impact to any valued habitats, designated sites or individual or
group of species as a result of the proposed development. Based on the successful implementation of
the mitigation measures and proposed works to be carried out in accordance with the accompanying
landscape plan, there will be no significant ecological impact arising from construction and the day-today operation of the proposed development”.
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With the proposed development, it is deemed that the detailing through an assessment of how the
proposal allows for the retention of important telecommunication channels, such as microwave links; is
not applicable and as such not required.



The proposed development, at a height of 2-4 storeys will not negatively impact air navigation and as
such it is submitted that an assessment is not required.



An Architectural Design Rationale has been prepared by the project architects BKD Architects and is
enclosed with the application as separate document – please refer to same for compliance of the
proposed development with the 12 urban design criteria set out in the Urban Design Manual.



The proposed development has been subject to an Appropriate Assessment Screening Report and
Natura Impact Statement prepared by Enviroguide Consulting, Ecological Consultants. The NIS
concludes that “where potentially significant adverse effects were identified, a range of mitigation and
avoidance measures have been proposed to negate them. Therefore, as a result of the complete,
precise and definitive findings of this Appropriate Assessment; it has been concluded beyond any
reasonable scientific doubt, that the proposed development will not have any significant adverse effects
on the above or any European Sites”.



The proposed development has also been subject to Environmental Impact Assessment (EIA)
Screening with an EIA Screening Report submitted. It assesses the potential impacts on the
environment of the proposed development and it is submitted that the development is below any
threshold that would trigger the requirement for EIAR. The report has been assessed in accordance with
the screening criteria set out in Annex III of the European Union ‘EIA Directive’. The report concludes
that, by reason of the nature, scale and location of the subject site, the proposed development would
not be likely to have significant effects on the environment.

For full details please refer to the Ecological Impact Assessment (EcIA) report, the Appropriate Assessment
Screening Report, Natura Impact Statement and the Environmental Impact Assessment (EIA) Screening
Report which accompany the application. Given all the foregoing, it is considered that the proposed
development is compliant with the above criteria.
The Building Height Guidelines go onto state that “Where the relevant planning authority or An Bord Pleanála
considers that such criteria are appropriately incorporated into development proposals, the relevant authority
shall apply the following Strategic Planning Policy Requirement under Section 28 (1C) of the Planning and
Development Act 2000 (as amended).
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Statement of Consistency:
In accordance with SPPR 3 and sections (A), 1 and 2 of same, the foregoing sections demonstrate the
proposed development’s compliance with these requirements.
In relation to SPPR 3 (B) and (C), the Westmeath County Development Plan (CDP) 2021-2027 has been
adopted and come into effect since the issuing of the Building Heights Guidelines. We also note that policy
CPO 3.15 of the CDP states: “To support the development of quality residential schemes with a range of
housing options having regard to the standards, principles and any specific planning policy requirements
(SPPRs) set out in the ‘Sustainable Residential Development in Urban Areas Guidelines for Planning
Authorities’ (2009); ‘Urban Development and Building Heights Guidelines for Planning Authorities’ (2018)
and the ‘Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning
Authorities’ (2018)”. (our emphasis added). Furthermore, the current Development Management Standards
of the CDP contains the following policy objective: CPO 16.2 - Achieve the delivery of high-quality built
environments ensuring that development is designed to a high standard in line with the Sustainable
Residential Development in Urban Areas – Guidelines for Planning Authorities and Best Practice Urban
Design Manual (DoECLG 2009), the ‘Urban Development and Building Heights Guidelines for Planning
Authorities’ (2018) and ‘Specific Planning Policy Requirements’ (SPPRs) 1 – 4 (inclusive), the core strategy
for the county and other planning considerations.
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In relation to building height in suburban/edge locations (City and Town), the Building Height Guidelines
state that newer housing developments at the suburban edges of towns and cities, “typically now include
town-houses (2-3 storeys), duplexes (3-4 storeys) and apartments (4 storeys upwards). Such developments
deliver medium densities, in the range of 35-50 dwellings per hectare net. Such developments also address
the need for more 1- and 2-bedroom units in line with wider demographic and household formation trends,
while at the same time providing for the larger 3, 4 or more bedroom homes across a variety of building
typology and tenure options, enabling households to meet changing accommodation requirements over
longer periods of time without necessitating relocation”. In light of this, the Building Height Guidelines
require that “development should include an effective mix of 2, 3 and 4-storey development which integrates
well into existing and historical neighbourhoods and 4 storeys or more can be accommodated alongside
existing larger buildings, trees and parkland, river/sea frontage or along wider streets”.
The Building Height Guidelines consider that such development patterns are generally appropriate outside
city centres and inner suburbs for both infill and greenfield development and should not be subject to
specific height restrictions. Where DMURS principles are incorporated, the Guidelines encourage more
compact urban forms and require the relevant planning authority and An Bord Pleanála to apply Specific
Planning Policy Requirement 4 which states:

Statement of Consistency:
Given the locational context of the site, being approx. 1.5km from Mullingar Train Station, the proposed
development is put forward for consideration in compliance with these guidelines, namely it provides for an
urban design led layout that creates legibility through the site and caters for future integration with adjoining
lands in a cohesive manner. The proposal also positively contributes to the dwelling typologies available
in the area. The proposed dwelling typology is designed to reflect the existing character of the environs
while the dispersion of varied building heights throughout the layout has been carefully considered to create
variety, legibility and to appropriately frame and enclose public areas.
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The proposed development provides an appropriate density of development to ensure an efficiency in
zoned land usage and will provide a compact urban form with a mix of 2, 3 and 4 storey buildings, thus the
proposed heights comply with the guidance set out in the Urban Development and Building Heights
Guidelines. In addition, the proposed housing mix is acceptable and is in accordance with SPPR 4 of the
Urban Development and Building Heights Guidelines for Planning Authorities. The provision of apartments
within the scheme and at this greenfield / edge of centre site is also in accordance with the guidance set
out in the Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas,
which under section 5.11 sets out in that the greatest efficiency in land usage of outer suburban/greenfield
sites will be achieved by providing net residential densities in the general range of 35-50 dwellings per
hectare, that such densities should be encouraged generally, and that development at net densities of less
than 30 dwellings per hectare should generally be discouraged in the interests of land efficiency. The
proposed net and gross density of 35 uph on this residentially zoned site is in accordance with the guidance
for outer suburban/greenfield sites not within 1km of public transport corridor
The proposed development of 212 no. dwellings is comprised of the following mix:
Dwelling Type

1 bed

2 bed

3 bed

4 bed

Total

Houses

0

31

70

6

107

Duplex Units

0

41

45

0

86

Apartments

9

10

0

0

19

Total No.

9

82

115

6

212

% Mix

4%

39%

54%

3%

100%

Table 1: Proposed Housing Typology Mix

Section 2 of SPPR4 requires a greater mix of building heights and typologies in suburban locations. Table
1 above illustrates that a range of 1, 2 , 3 and 4 bedroom homes in a variety of housing typologies which
will genuinely contribute to a greater housing mix and variety in Mullingar. Homes for a range of household
formations are catered for within the proposed development from starter homes right through to those who
may be seeking to downsize or single occupier households. In consideration of the context of Mullingar as
a “Key Town” and the subject site being an outer suburban greenfield site in a large town, as well as the
established character of the receiving environs, it is considered that the proposed building heights of 2, 3
and 4 storeys is appropriate, while also catering for variety in housing mix and tenure.
With respect to item 3 of SPPR 4, the proposed site layout plan forms a strong urban edge along the R394,
with the overall proposal essentially completing the development of these lands and consolidating the
overall Rathgowan Wood development, which is characterised by two storey houses. The proposed site
layout plan presents at an appropriate scale and form, an overlooked entrance and parkland areas and
sensitively designed housing backing onto the southern boundary where there is an interface with existing,
dwellings.
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4.2.3

Sustainable Urban Housing: Design Standards for New Apartments (2020)

The Sustainable Urban Housing Design Standards for New Apartments were
approved by the Minister for Housing, Planning and Local Government and
published in March 2018, and updated in December 2020 (in respect of Shared
Accommodation only). These Guidelines (hereafter “Apartment Guidelines”) update
the “Sustainable Urban Housing: Design Standards for New Apartments” guidelines,
published by the Department in 2015. The Apartment Guidelines are supported by
legislation which introduces powers whereby the Minister may expressly state
Specific Planning Policy Requirements which must be applied by planning
authorities, or An Bord Pleanála, in the exercise of their functions.
Where specific planning policy requirements are stated in the Guidelines, the
Minister intends that such requirements must take precedence over policies and
objectives of development plans, local area plans or SDZ planning schemes.
The 2020 Guidelines specify planning policy requirements for:
Internal space standards for different types of apartments, including studio apartments;
Dual aspect ratios;
Floor to ceiling height;
Apartments to stair/lift core ratios;
Storage spaces;
Amenity spaces including balconies/patios;
Room dimensions for certain rooms.









In accordance with paragraph 6.13 of the 2020 Guidelines, a Building Lifecycle Report is submitted as part of
this SHD planning application.
The Guidelines identify a range of urban locations where higher density apartment developments are to be
promoted. In this regard the application site is considered to be a “Peripheral and/or Less Accessible Urban
Location”, and state that “such locations are generally suitable for limited, very small-scale (will vary subject to
location), higher density development that may wholly comprise apartments, or residential development of any
scale that will include a minority of apartments at low-medium densities (will also vary, but broadly <45 dwellings
per hectare net), including:



Sites in suburban development areas that do not meet proximity or accessibility criteria;
Sites in small towns or villages”.

The Guidelines also outline a range of policy requirement relating to the mix and design of apartment
developments. These are reviewed overleaf:
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Specific Planning Policy Requirement 1
Apartment developments may include up to 50% one-bedroom or studio type units (with no more than 20-25%
of the total proposed development as studios) and there shall be no minimum requirement for apartments with
three or more bedrooms. Statutory development plans may specify a mix for apartment and other housing
developments, but only further to an evidence-based Housing Need and Demand Assessment (HNDA), that has
been agreed on an area, county, city or metropolitan area basis and incorporated into the relevant development
plan(s).
Statement of Consistency:
The overall proposed dwelling mix is illustrated in Table 2 below:
Dwelling Type

1 bed

2 bed

3 bed

4 bed

Total

Houses

0

31

70

6

107

Duplex Units

0

41

45

0

86

Apartments

9

10

0

0

19

Total No.

9

82

115

6

212

% Mix

4%

39%

54%

3%

100%

Table 2: Proposed Housing Typology Mix

There are 9 no. 1 bedroom proposed apartments within the overall development, which equates to 4% of the
overall mix of housing units and therefore accords with SPPR1.
Specific Planning Policy Requirement 2
For all building refurbishment schemes on sites of any size, or urban infill schemes on sites of up to 0.25ha:




Where up to 9 residential units are proposed, notwithstanding SPPR 1, there shall be no restriction on
dwelling mix, provided no more than 50% of the development (i.e. up to 4 units) comprises studio-type
units;
Where between 10 to 49 residential units are proposed, the flexible dwelling mix provision for the first 9
units may be carried forward and the parameters set out in SPPR 1, shall apply from the 10th residential
unit to the 49th;
For schemes of 50 or more units, SPPR 1 shall apply to the entire development.

Statement of Consistency:
SPPR 2 is not relevant to the proposed development.
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Specific Planning Policy Requirement 3
Minimum Apartment Floor Areas:





Studio apartment (1 person) 37 sq.m
1-bedroom apartment (2 persons) 45 sq.m
2-bedroom apartment (4 persons) 73 sq.m
3-bedroom apartment (5 persons) 90 sq.m.

Section 3.6 of the Apartment Guidelines also states that ‘planning authorities may also consider a two-bedroom
apartment to accommodate 3 persons, with a minimum for areas of 63 square meters, in accordance with the
standards set out in Quality Housing for Sustainable Communities…’. Appendix 1 of the Guidelines includes a
specific standard for 2-bed three person apartments with a minimum floor areas of 63sq.m.
The Apartment Guidelines also suggest that “it would not be desirable that, if more generally permissible, this
type of two-bedroom unit would displace the current two-bedroom four person apartment. Therefore no more
than 10% of the total number of units in any private residential development may comprise this category of twobedroom three-person apartment”.
Statement of Consistency:
As per the submitted Housing Quality Assessment, the proposed unit sizes accord with SPPR3.
There are 9 no. 1 bedroom apartments proposed as part of the current scheme, which range is area from
53.4sq.m each to 54.8sq.m each thus exceeding the minimum floor area requirement of 45sq.m.
There are 10 no. 2 bedroom apartments proposed as part of the current scheme, which range is area from
80.2sq.m each to 85.9sq.m each thus exceeding the minimum floor area requirement of 73sq.m.
In the duplex blocks the smallest 2 bed unit is 79.2sq.m while the smallest 3 bed unit is 105.6sq.m, therefore
exceeding the minimum floor area requirements of 73sq.m and 90sq.m respectively.
Specific Planning Policy Requirement 4
In relation to the minimum number of dual aspect apartments that may be provided in any single apartment
scheme, the following shall apply:
(i) A minimum of 33% of dual aspect units will be required in more central and accessible urban locations,
where it is necessary to achieve a quality design in response to the subject site characteristics and ensure
good street frontage where appropriate.
(ii) In suburban or intermediate locations, it is an objective that there shall generally be a minimum of 50% dual
aspect apartments in a single scheme.
(iii) For building refurbishment schemes on sites of any size or urban infill schemes on sites of up to 0.25ha,
planning authorities may exercise further discretion to consider dual aspect unit provision at a level lower
than the 33% minimum outlined above on a case-by-case basis, but subject to the achievement of overall
high design quality in other aspects.
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Statement of Consistency:
6 no. apartments accommodated in the 4 storey building are single aspect units thus equating to 31% of the
apartments within the building. None of the single aspect apartments are north facing – they are all either east
or west facing units. The remainder of the units, i.e. 10 no. / 68% are dual aspect. Therefore, the proposed
development complies with the Apartment Guidelines which require a minimum of 50% of the units to be dual
aspect on greenfield sites.
Specific Planning Policy Requirement 5
Ground level apartment floor to ceiling heights shall be a minimum of 2.7m and shall be increased in certain
circumstances, particularly where necessary to facilitate a future change of use to a commercial use. For building
refurbishment schemes on sites of any size or urban infill schemes on sites of up to 0.25ha, planning authorities
may exercise discretion on a case-by-case basis, subject to overall design quality.
Statement of Consistency:
As per the submitted architects drawings of the proposed apartments, ground level apartment floor to ceiling
heights are a minimum of 2.7m.
Specific Planning Policy Requirement 6
A maximum of 12 apartments per floor per core may be provided in apartment schemes. This maximum provision
may be increased for building refurbishment schemes on sites of any size or urban infill schemes on sites of up
to 0.25ha, subject to overall design quality and compliance with building regulations.
Statement of Consistency:
Within the proposed 4 storey apartment building, only 6 units are accessed off a single core.
Specific Planning Policy Requirements 7, 8 and 9 relate to Build to Rent (BTR) and Shared Accommodation
are not relevant to the current proposal.
A key inclusion in the Apartment Guidelines is the acknowledgement of the importance of strategic sites in
existing urban areas in close proximity to existing public transport facilities. The Apartment Guidelines identify
locations is cities and town that may be suitable for apartment development as follows:




Central and/ or Accessible Urban Locations
Intermediate Urban Locations
Peripheral and/ or Less Accessible Urban Locations

Statement of Consistency:
The subject site is located in a within a Peripheral and/or Less Accessible Urban Location, with the Apartment
Guidelines stating that “such locations are generally suitable for limited, very small-scale (will vary subject to
location), higher density development that may wholly comprise apartments, or residential development of any
scale that will include a minority of apartments at low-medium densities (will also vary, but broadly <45 dwellings
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per hectare net)”. As such this site is an appropriate location for the density proposed, i.e. 35 units per hectare
net, on a zoned site in the Peripheral Area.
Section 4.16 of the Apartment Guidelines identifies that cycling “provides a flexible, efficient and attractive
transport option for urban living and these guidelines require that this transport mode is fully integrated into the
design and operation of all new apartment development schemes.”
Statement of Consistency:
Bicycle parking is provided for in accordance with the standards the Apartment Guidelines and this is detailed
in the submitted TTA prepared by Punch Engineering – please refer to section 11.2 and Table 11-3 of same.
It is proposed to provide 526 no. secure cycle parking spaces on the proposed development site. 302 no.
spaces are to be provided for the duplexes (240 no. residents spaces and 62 no. visitor spaces). 42 no. spaces
for the apartments (32 no. residents spaces and 10 no. visitor spaces). This is in excess of the Sustainable
Urban Housing: Design Standards for New Apartments Cycle parking space requirements.
Section 4.18 of the Apartment Guidelines states that ‘the quantum of car parking or the requirement for any such
provision for apartment developments will vary, having regard to the types of location in cities and towns that
may be suitable for apartment development, broadly based on proximity and accessibility criteria.’
Statement of Consistency:
Section 4.22 of the Apartment Guidelines, i.e. “Peripheral and/or Less Accessible Urban Locations” states that
“as a benchmark guideline for apartments in relatively peripheral or less accessible urban locations, one car
parking space per unit, together with an element of visitor parking, such as one space for every 3-4 apartments,
should generally be required” – it is considered this is applicable to the proposed apartments.
The proposed car parking is also provided in accordance with the Development Plan standards as set out in
Table 16.2 of same, which provides for a maximum car parking rate of 1 space per dwelling and 1 no. visitor
car parking space for every three dwellings. In accordance with same, the proposed car parking is provided as
follows:





107 no. Houses = 107 no. spaces plus 32 no. visitor spaces;
19 no. Apartments = 19 no. spaces plus 6 no. visitor spaces;
86 no. Duplex Units = 86 no. spaces plus 25 no. visitor spaces.
Total proposed = 212 no. spaces for the proposed dwellings and 63 no. visitor car parking spaces.

The Apartment Guidelines state that all apartments should include private and communal open space.
Statement of Consistency:
Each of the proposed apartments is provided with private open space that either meets or exceeds the minimum
requirements and this is clearly set out in the submitted Housing Quality Assessment – please refer to same.
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Communal open space for the apartments in the proposed 4 storey building is in the form of a semi-private /
communal open space adjacent to same. This dedicated area of 119m² exceeds the target area of communal
open space required to serve the 19 no. proposed 1 and 2 bed apartments (i.e. 115m²). This area of semiprivate/communal open space will be for the benefit of these units only and will be privately managed by a
management company.
There are 8 no. blocks of duplex units, with the 86 no. units requiring 692m² in accordance with the minimum
required areas for public communal amenity space are set out in Appendix 1 of the Apartment Guidelines.
It should also be noted that all duplex units have enlarged terraces instead of communal open space which
are detailed in the submitted Housing Quality Assessment and exceed the minimum requirements. Communal
open space has also been provided as follows:





Block 6 – 340m²;
Block 7 – 268.9m²;
Block 8 – 216.3m²;
Total – 825.2m².

The proposed public and communal open spaces exceed the requirements of the Apartment Guidelines. It is
considered that the location of the public areas allows for free movement within the site increasing permeability
and connectivity through the site. The public open space is a large area centrally located affording maximum
accessibility and passive supervision while the communal open spaces form more privatised spaces for use by
the apartment residents only.
The proposed density on the subject site is c. 35 units per hectare. It is considered that the proposed density is
appropriate in accordance with Section 5.11 of Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas (2009). This planning application is accompanied by a Housing Quality Assessment
(HQA) which demonstrates the compliance of the proposed development with the relevant quantitative standards
required under the 2020 Apartment Guidelines – please refer to this separate document.
The proposed apartment buildings and units are considered to be suitably located on the subject site, integrated
within the landscape and will provide a high-quality development on the subject site.
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4.2.4 Childcare Facilities – Guidelines for Planning Authorities (2001)
The Childcare Facilities Guidelines for Planning Authorities 2001 refer to a
benchmark of an average of one facility (with 20 childcare spaces) for 75
houses and also provide broader guidance on internal standards for childcare
facilities. Based upon the proposed development consisting of 212 no.
dwellings, there is a requirement for c. 56 no. childcare spaces based on the
standards of the 2001 Guidelines.
The 2001 Guidelines apply a minimum floor space per child of 2.32sq.m,
exclusive of kitchen, bathroom and hall, furniture or permanent fixtures.
Applying that standard a childcare facility to serve the proposed development
and meeting the requirement for c. 56 no. childcare spaces would need to be
c. 130sq.m net floor area.
Statement of Consistency
The proposed development comprises 212 no. dwellings consisting of 107 no. 2, 3 and 4 bed houses, 86 no.
2 and 3 bed duplex units and 19 no. 1 and 2 bed apartments. As set out in the Sustainable Urban Housing:
Design Standards for New Apartments (2020), 1 bed units should not generally be considered to contribute a
requirement for childcare provision.
Excluding the proposed 9 no. 1 bed units, the proposed development comprises 203 no. 2, 3 and 4 bed units
which would give a requirement for c. 54 no. childcare places based on the standards of the Childcare Facilities
Guidelines for Planning Authorities (2001).
The development provides a purpose built, standalone crèche of c. 428sq.m, which is accommodated on the
ground floor of the proposed apartment building located in the south-eastern part of the site, at the entrance
to the development. The proposed crèche, of 428sq.m, caters for 54 no. children, with associated, dedicated
external play area (258sq.m). In addition, car and bicycle parking is provided for as well as visitor/drop off car
and bicycle parking and drop off points. The proposed floor area of the crèche includes sufficient additional
floorspace accommodating kitchen, toilet facilities, nappy changing room, sleep area, and staff and
administration facilities. Details of the proposed crèche are set out on the enclosed drawing no. 6253-P-301
– please refer to same.
Notwithstanding the current proposal to provide a creche to cater for the childcare needs of the proposed
development, it should also be noted that the site is in close proximity to Mullingar which is well serviced by
existing crèche facilities as demonstrated in the submitted Social Infrastructure Assessment prepared by
Armstrong Fenton Associates.
In consideration of the overall gross floor area of the proposed creche, the proposed creche is considered to
be of an appropriate size and scale to cater for the requirements of future residents of proposed development.
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4.2.5 The Planning System and Flood Risk Management – Guidelines for Planning Authorities (2009).
The Planning System and Flood Risk Management – Guidelines for Planning
Authorities, 2009, (hereafter ‘the FRMG’) provide detailed guidance on the role
that flood risk should play at different levels of the planning system. Planning
authorities must implement these FRMG to ensure that, where relevant, flood
risk is a key consideration in development plans and local area plans and in the
assessment of planning applications. The FRMG should also be utilised by
developers and the wider public in addressing flood risk in preparing
development proposals.
The FRMG introduce comprehensive mechanisms for the incorporation of flood
risk identification and management into the planning process and set out the
following core objectives:







Avoid inappropriate development in areas at risk of flooding
Avoid new developments increasing flood risk elsewhere, including that which may arise from surface
water run-off
Ensure effective management of residual risks for development permitted in floodplains
Avoid unnecessary restriction of national, regional or local economic and social growth
Improve the understanding of flood risk among relevant stakeholders; and
Ensure that the requirements of EU and national law in relation to the natural environment and nature
conservation are complied with at all stages of flood risk management.

Chapter 2 of the Guidelines identify types and causes of flooding, details on flood risk, the stages of flood risk
assessment and flood zones. Chapter 3 of Guidelines sets out the principle actions when considering flood risk
management, including the sequential approach, justification test. Chapter 5 provides guidance on flooding and
the development management process including the application of the justification test in assessing a planning
application.
Statement of Consistency:
Punch Consulting Engineering has prepared the enclosed Site-Specific Flood Risk Assessment (SSFRA)
which has been carried out in accordance with the Guidelines.
The existing hydrological environment is characterised primarily by the presence of the Royal Canal to the east
and south, located approximately 800m from the proposed site. The River Brosna is located to the east,
approximately 1.7km from the proposed site. There are existing drainage ditches located approximately 100m
to the north of the site. A bridge over the canal is located on Patrick Street.
The Office of Public Works (OPW) Flood Mapping website holds a record of past flood events. A review of the
database indicated that there have been no instances of flooding on the proposed site as shown in Figure 9 in
the submitted SSFRA.
A Strategic Flood Risk Assessment viewer is provided as part of the Westmeath County Development Plan
2021-2027. The mapping tool shows that the site is not at risk of Fluvial Flooding (refer to Figure 10 of the
submitted SSFRA). The site is located where there is a risk of both ‘indicative’ and ‘extreme’ Pluvial Flooding
to the west and south of the site. Pluvial flooding is the result of rainfall-generated overland flows which arise
before run-off can enter any watercourse or sewer. It is usually associated with high-intensity rainfall. There
are some areas within the site which may be subject to pluvial flooding due to their naturally low depressions.
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However, the provision of a suitable surface water drainage system for any proposed development on the site
will mitigate against this risk.
PUNCH Consulting Engineers conclude that the site is in Flood Zone C. The development is at low risk of
flooding and the proposed residential development is deemed appropriate within the proposed site location.

4.2.6 Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact
Assessment (2018)
These Guidelines for Planning Authorities and An Bord Pleanála on carrying out
Environmental Impact Assessment, 2018, (hereafter ‘the EIA Guidelines’) are
issued to Planning Authorities and An Bord Pleanála under Section 28 of the
Planning and Development Act 2000, as amended (‘Act of 2000’), and both are
required to have regard to the Guidelines in the performance of their functions
under the Act of 2000. The EIA Guidelines replace the Guidelines for Planning
Authorities and An Bord Pleanála on carrying out Environmental Impact
Assessment issued by the Department of the Environment, Community and Local
Government in March 2013.
The EIA Guidelines provide practical guidance to planning authorities and An Bord
Pleanála and result in greater consistency in the methodology adopted by consent
authorities.
Statement of Consistency
The development is comprised of 212 no. dwellings, a crèche and all associated site development works.
Therefore, an Environmental Impact Assessment Report (EIAR) is not required under Part 2(10) (b) of the
Planning and Development Regulations 2001 (as amended), as the development is below the threshold for the
requirement of same.
Notwithstanding same, the development has been subject to Environmental Impact Assessment (EIA) Screening
and the submitted EIA Screening Report concludes that by reason of the nature, scale and location of the subject
site, the Proposed Development would not be likely to have significant effects on the environment. Please refer
to the submitted EIA Screening Report.

NOTE:
The following sections 4.2.7 to 4.2.9 provide details of other relevant planning guidance documents (that
are not Section 28 Ministerial Guidelines but) to which the development has had regard to / complies
with.
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4.2.7 Quality Housing for Sustainable Communities – Design Guidelines (2007)
The Quality Housing for Sustainable Communities – Design Guidelines, 2007,
(hereafter ‘the Guidelines’) are the Department’s policy statement on Best Practice
Guidelines for Delivering Homes, Sustaining Communities. The Guidelines provide
the overarching policy framework for an integrated approach to housing and
planning.
Sustainable neighbourhoods are areas where an efficient use of land, high quality
design, and effective integration in the provision of physical and social infrastructure
combine to create places people want to live in. The policy statement is
accompanied by Best Practice Guidelines that promotes quality sustainable
residential development in urban areas having regard to the following:







promote high standards in the design and construction and in the provision of
residential amenity and services in new housing schemes;
encourage best use of building land and optimal of services and infrastructure in the provision of new
housing;
point the way to cost effective options for housing design that go beyond minimum codes and standards;
promote higher standards of environmental performance and durability in housing construction;
seek to ensure that residents of new housing schemes enjoy the benefits of first-rate living conditions in a
healthy, accessible and visually attractive environment; and
provide homes and communities that may be easily managed and maintained.

The following criteria indicate the 7 no. essential requirements new residential developments should have regard
to when carrying out development:
1.

Socially & Environmentally Appropriate

“The type of accommodation, support services and amenities provided should be appropriate to the needs of the
people to be accommodated. The mix of dwelling type, size and tenure should support sound social,
environmental and economic sustainability policy objectives for the area and promote the development of
appropriately integrated play and recreation spaces.”
Statement of Consistency
The development provides an appropriate mix of 1, 2, 3 and 4 bedroom dwellings, thus catering for a wide variety
of household formations and life cycle stages. The proposed housing is located around and proximate to large
areas of open space that is useable, accessible, passively supervised and caters for a range of recreational
functions.
2.

Architecturally Appropriate

“The scheme should provide a pleasant living environment, which is aesthetically pleasing and human in scale.
The scheme design solution should understand and respond appropriately to its context so that the development
will enhance the neighbourhood and respect its cultural heritage.”
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Statement of Consistency
The design and layout of the scheme creates a liveable and visually pleasing residential environment. The design
is appropriate and mindful of its locational context, the site constraints, and architectural character of the adjoining
areas.
3.

Accessible & Adaptable

“There should be ease of access and circulation for all residents, including people with impaired mobility, enabling
them to move as freely as possible within and through the development, to gain access to buildings and to use
the services and amenities provided. Dwellings should be capable of adaptation to meet changing needs of
residents during the course of their lifetime.”
Statement of Consistency
The design of the proposed dwellings has been carried out in accordance with the requirements of the Building
Regulations (including Part M re accessibility). A Universal Design Statement has also been submitted with this
application. Careful consideration has been paid to the topography of the site to ensure all dwellings are directly
accessible from the street.
4.

Safe, Secure & Healthy

“The scheme should be a safe and healthy place in which to live. It should be possible for pedestrians and cyclists
to move within and through the area with reasonable ease and in safety. Provision for vehicular circulation,
including access for service vehicles, should not compromise these objectives.”
Statement of Consistency
The scheme provides good segregation of vehicle and pedestrians/cyclists. A very safe walking and cycling
environment will be provided for future residents and the existing residents in the area by the development of
strong walking and cycling links through the site, with improved connections to the wider area.
The interconnectivity of the scheme will ensure access for all, while creating a walkable environment for
inhabitants of the scheme. The continuity of path networks will assist natural way-finding in the scheme. Public
areas are overlooked and well lit as far as practicable to achieve maximum passive surveillance.
5.

Affordable

“The scheme should be capable of being built, managed and maintained at reasonable cost, having regard to the
nature of the development.”
Statement of Consistency
The scheme will be built, managed and maintained at reasonable cost.
6.

Durable

“The best available construction techniques should be used, and key elements of construction should have a
service life in the order of sixty years without the need for abnormal repair or replacement works”.
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Statement of Consistency
The scheme endeavours to use the best available materials and construction techniques in order to minimise the
level of refurbishment over the lifetime of the scheme.
7.

Resource Efficient

“Efficient use should be made of land, infrastructure and energy. The location should be convenient to transport,
services and amenities. Design and orientation of dwellings should take account of site topography so as to control
negative wind effects and minimise the benefits of sunlight, daylight and solar gain; optimum use should be made
of renewable sources of energy, the use of scarce natural resources in the construction, maintenance and
management of the dwellings should be minimised.”
Statement of Consistency
The scheme is considered to accord with the aforementioned sustainable development principles. The site is
located in an accessible location in Mullingar and the density proposed for this site is appropriate to its location. It
has been laid out in a way to ensure that it maximise passive solar gain and meets the best practice for sustainable
development.
Chapter 5 – Dwelling Design – of the Guidelines also provides guidance on the internal layout and space provision
within houses including target gross floor areas and minimum room sizes.
Statement of Consistency
The submitted Housing Quality Assessment and the submitted house types / floor plans prepared by BKD
Architects confirm that the proposed dwellings within the development are designed in accordance with the
standards of these Guidelines.
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4.2.8 Design Manual for Urban Roads and Streets (DMURS), (2013)
The Design Manual for Urban Roads and Streets (DMURS) was first
published in 2013 and an updated version was released in May 2019. It sets
out design guidance and standards for constructing new and reconfiguring
existing urban roads and streets in Ireland. It also outlines practical design
measures to encourage more sustainable travel patterns in urban areas.
DMURS outlines 4 no. design principles for new developments, which are
addressed below:
Design Principle 1 - Connected Networks
“To support the creation of integrated street networks which promote higher
levels of permeability and legibility for all users, and in particular more
sustainable forms of transport.”
Statement of Consistency
The proposed layout and design ensure a permeable and legible development for all users. The internal road and
street layout combined with the proposed walkways through the open spaces ensures a permeable and legible
layout for all users.
Design Principle 2 – Multi-Functional Streets
“The promotion of multi-functional, place-based streets that balance the needs of all users within a self-regulating
environment.”
Statement of Consistency
The layout ensures that all open spaces and routes are overlooked providing a strong sense of safety and creating
a self-regulating environment.
Design Principle 3 – Pedestrian Priority
“The quality of the street is measured by the quality of the pedestrian environment.”
Statement of Consistency
Pedestrian priority is of the utmost importance. The passive surveillance provided by overlooking dwellings creates
a strong sense of safety for pedestrians. Vehicular speeds through the development will be reduced to create a
safe environment for pedestrians.
Pedestrian permeability through the site is promoted in the residential layout enabling future residents to access
the development from multiple points and to access the existing network of pedestrian, cycle and public transport
facilities in the environs.
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Design Principle 4 – Multi-Disciplinary Approach
“Greater communication and cooperation between design professionals through the promotion of a plan-led,
multidisciplinary approach to design.”
Statement of Consistency
The design of the development results from a multi-disciplinary plan-led approach through the co-operation of
architects, engineers, ecologists, landscape architects and planners.
Evaluation of Consistency
DMURS recommendations have been incorporated into the street and building design of the development and we
submit with the application a report called “Movement & Connectivity and Illustration of compliance with: Design
Manual for Urban Roads and Streets 2019 and The National Cycle Manual 2011” prepared by Punch Consulting
Engineers – please refer to same.
The adopted design approach successfully achieves the appropriate balance between the functional requirements
of different network users whilst enhancing the sense of place. The implementation of an efficient car parking
provision and a high bicycle parking provision actively promotes a modal shift to alternative forms of transport
while also creating high-quality open spaces as part of the development. This scheme prioritises pedestrians and
cyclists throughout the development. For further detail of compliance with DMURS please refer to submitted
documentation prepared by Punch Consulting Engineers.
4.2.9

Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning Authorities
(2009).

The Appropriate Assessment of Plans and Projects in Ireland – Guidance for
Planning Authorities, 2009, (hereafter ‘the AA Guidelines’) were prepared jointly
by the NPWS and Planning Divisions of DECLG, and set out the different steps
and stages that are needed in establishing whether a plan or project can be
implemented without damaging a Natura 2000 site.
The AA Guidelines indicate the role to be played by professional ecologists and
other professionals in identifying and assessing potential impacts. The AA
Guidelines addresses issues of mitigation and avoidance of impacts, and also the
Article 6.4 derogation provisions in circumstances in which there are no
alternatives and there are imperative reasons of overriding public interest requiring
a plan or project to proceed.
Statement of Consistency:
In accordance with these Guidelines, an Appropriate Assessment Screening Report has been undertaken by
Enviroguide Consulting Ecologists and is enclosed. The screening report has evaluated the proposed
development at Mullingar to determine whether or not significant negative impacts on Natura 2000 sites are
likely to arise by virtue of its construction and use.
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The Natura 2000 sites relevant to the subject site are:





Lough Ennell SAC
Lough Owel SAC
Lough Ennell SPA
Lough Ennell SAC

The submitted AA Screening Report concludes that “upon the examination, analysis and evaluation of the
relevant information and applying the precautionary principle, it is concluded by the authors of this report that,
on the basis of objective information; the possibility may be excluded that the Proposed Development will
have a significant effect on any of the European Sites listed below, either alone or in-combination with other
plans or projects:










Lough Owel SAC
Scragh Bog SAC
Wooddown Bog SAC
River Boyne and River Blackwater SAC
Garriskil Bog SAC
Lough Owel SPA
Lough Derravaragh SPA
Lough Iron SPA
Garriskil Bog SPA”.

The AA Screening Report also states that “upon examination of the relevant information including the nature
of the Proposed Development and the potential for significant effects on European Sites, the possibility may
not be excluded that the Proposed Development will have a likely significant effect on the following European
Sites:
 Lough Ennell SAC


Lough Ennell SPA”.

The Appropriate Assessment Screening Report concludes “that a degree of exists that the Proposed
Development could give rise to potentially significant effects on Lough Ennell SAC and Lough Ennell SPA
during the Construction Phase. Accordingly, a Natura Impact Statement has been prepared for the Proposed
Development and is included under a separate cover”.
The submitted Natura Impact Statement (NIS) assesses the potential effects of the proposed development on
the Lough Ennell SAC and the Lough Ennell SPA. The NIS outlines the potential significant effects of the
proposed development in the absence of mitigation measures on Lough Ennell SAC and Lough Ennell SPA
due to Construction Phase surface water discharges from the Site. It also sets out mitigation measures that
will ensure that no significant effects arise on designated sites as a result of the Proposed Development, either
alone or in-combination with other projects. It reasserts, as concluded in the AA Screening report, that the
Operational Phase of the proposed development does not have the potential to result in significant effects to
any European Site within the Zone of Influence.
The submitted NIS concludes that it details the findings of the Stage 2 Appropriate Assessment conducted to
further examine the potential direct and indirect impacts of the proposed development planning application at
Rathgowan, Mullingar, Co. Westmeath, on the following European Sites:
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▪ Lough Ennell SAC (000685)
▪ Lough Ennell SPA (004047)
The above sites were identified by a screening exercise that assessed likely significant effects of a range of
impacts that have the potential to arise from the proposed development. The Appropriate Assessment
investigated the potential direct and indirect effects of the proposed works during the Construction Phase, on
the integrity and qualifying interests of the above European Sites, alone and in combination with other plans
and projects, taking into account the site's structure, function and conservation objectives.
The NIS states that “where potentially significant adverse effects were identified, a range of mitigation and
avoidance measures have been proposed to negate them. Therefore, as a result of the complete, precise and
definitive findings of this Appropriate Assessment; it has been concluded beyond any reasonable scientific
doubt, that the proposed development will not have any significant adverse effects on the above or any
European Sites”.
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4.3

Regional Planning Context

4.3.1

Regional Spatial & Economic Strategy 2019-2031 –
Eastern & Midland Regional Assembly

The Eastern and Midland Regional Assembly published the Regional Spatial
and Economic Strategy (RSES) for the Eastern and Midland region came into
force in June 2019, superseding the Regional Planning Guidelines for the
Midland Region. The RSES is a high-level plan that seeks to support the
implementation of the NPF by providing a strategic planning and economic
framework for the region’s sustainable growth and development. It echoes
the NPF in emphasising sustainable development patterns and seeks to focus
growth within the footprint of existing urban areas and in key regional growth
settlements.
The RSES states that “at the core of the RSES is the consideration of a settlement hierarchy for the Region,
which sets out the key locations for population and employment growth, coupled with investment in
infrastructure and services to meet those growth needs. This will set the framework for the development plans
of each local authority and subsequently the quantum of residential and employment generating zoned land
required”.
The Growth Strategy for the Eastern and Midland Region will:
Support the continued growth of Dublin as our national economic engine;
Deliver sustainable growth of the Metropolitan Area through the Dublin Metropolitan Area Strategic Plan
(MASP);
Target growth of our Regional Growth Centres of Athlone, Drogheda and Dundalk as regional drivers;
Support our vibrant rural areas with a network of towns and villages;
Facilitate the collaboration and growth of the Dublin – Belfast Economic Corridor;
Embed a network of Key Towns through the Region to deliver sustainable regional development;
Support the transition to a low carbon, climate resilient and environmentally sustainable Region.









The RSES’s objectives are in line with the NPF, with Co. Westmeath and therefore Mullingar, located within
the Gateway Region. The RSES notes the following about the Gateway Region: “Towns that straddle regional
boundaries and act as gateways to the south, west and northwest include Carlow-Craigucullen, Athlone and
Longford. Like Mullingar, Portlaoise and Tullamore, these towns provide functions at a much higher level than
their resident population, providing key employment and services for their own extensive hinterlands”.
The strategy further designates Mullingar as a “Key Town”, recognising that the town provides a function at a
much higher level than its resident population and provides key employment and services for its extensive
hinterlands. This designation for Mullingar sits within a wider settlement hierarchy which consists of seven
settlement tiers as follows:
i.
ii.
iii.
iv.
v.
vi.
vii.

Dublin City and Suburbs;
Regional Growth Centres;
Key Towns;
Self Sustaining Growth Towns;
Self Sustaining Towns;
Towns and Villages,
Rural.
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Within the top three tiers of the hierarchy, settlements are clearly defined with the RSES. Settlements within
the other four tiers are to be further defined in the County Development Plans. Within the higher order
settlements such as Mullingar, the RSES asserts that Core Strategies should apply higher densities in these
towns.
Settlement
Typology

Description

Key Towns

Areas
Metropolitan Core Region

Gateway Region

Large economically active
service

Bray

Navan

Mullingar

and/or county towns that provide

Maynooth

Naas

Tullamore

employment for their surrounding
areas and with high-quality

Swords

WicklowRathnew

transport links and the capacity to
act as growth drivers to
complement the Regional Growth
Centres.

Portlaoise
Longford
Graiguecullen
(Carlow)

Table 3: Extract from RSES Settlement Hierarchy for the Eastern and Midland Regional Assembly Region.
(Source: EMRA RSES, p44)

The RSES also states with respect to residential development in the “Key Town” of Mullingar: “The provision
of housing plays a fundamental role in the overall economic, social and environmental success of the
settlement. It is essential to ensure an effective supply of land for the provision of housing and that high quality
development is secured in the right place at the right time. A range of well-designed housing types that meet
the needs of a variety of households will help to sustain and enhance the settlement, contributing to the creation
of a high quality place”.
Statement of Consistency:
County Westmeath is identified as being within the Gateway Region for development in the the Eastern and
Midland Region and is expected to accommodate 100,000-102,500 persons by 2031. Mullingar is identified
as a “Key Town” within the region, with the capacity to act as growth driver in the region. The proposed
development on a greenfield site, on land zoned for residential use within the town’s development boundary
accords with and will reaffirm Mullingar’s designation as a “Key Town” within the Region.
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4.4
4.4.1

Local Planning Context
Westmeath County Development Plan 2021-2027

This section contains an assessment of the consistency of the proposed development with the Westmeath
County Development Plan 2021-2027 (hereafter the CDP) which is the current statutory Development Plan for
the area.
It is a policy objective of WCC to prepare a Local Area Plan (LAP) for Mullingar to align with the RSES and the
Core Strategy of the current CDP. However, the current, relevant Local Area Plan (LAP) is the Mullingar LAP
2014-2020, but it is expected that a new LAP will be prepared in due course to comply with the more recent NPF,
RSES and CDP.
The site is predominantly zoned “Proposed Residential” in the Mullingar Local Area Plan 2014-2020 (hereafter
MLAP), with c.0.2Ha of land within the application site zoned “Open Space” in the south-eastern part of the site.
Within this area of open space, it is proposed to relocate an existing underground attenuation tank (refer to section
6.3 of the submitted Planning Statement for further details) and to also accommodate a pedestrian and cycle path
from the R394 into the development. No houses, roads, car parking etc. associated with the proposed
development will be located on lands zoned “Open Space”. A pedestrian and cycle path is proposed as well as
an underground attenuation tank, however, the use of the space will be for open space and recreation.
The existing MLAP states that residential provision in Mullingar is largely concentrated to the east and west of the
town and that 4,471 additional housing units are required for the period 2011-2020. Given the LAP zoning
objective of “Proposed Residential”, it is considered that the current proposal is acceptable in principle.

Fig. 1 –MLAP Zoning Map
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Fig. 2 –Subject application site outlined in red which includes lands zoned
“Proposed Residential” & “Open Space”

Core & Settlement Strategy
The identification of Mullingar as a Key Town in the National Planning Framework is stated by the CDP as having
elevated “Westmeath’s position in the Midlands region and represents a significant advancement for the County
with a focus on improving local economies and quality of life to attract investment supported by sustainable
communities”.
The Core Strategy (Chapter 3 of the CDP) identifies the population trends and targets for Westmeath together
with the settlement hierarchy in accordance with the NPF and RSES. A series of specific Core Strategy policy
objectives are included in Section 2.19, including:
CPO 2.13 - Ensure that the future spatial development of Westmeath is in accordance with the National Planning
Framework 2040 (NPF) including the population targets set out under the Implementation Roadmap, and the
Regional, Spatial and the Economic Strategy (RSES) for the Eastern and Midland Region 2019-2031.
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CPO 2.14 - Implement all land use planning policy and objectives in a manner which takes account of and is
consistent with the Core Strategy in order to accelerate a transition to a greener, low carbon and climate resilient
County with a focus on reduced travel demand through the promotion of sustainable settlement patterns.
Table 2.4 of the CDP “Settlement Hierarchy for Westmeath” states that the 2016 population of Mullingar was
20,928 persons. Section 2.8 “Population Estimates and Projections to meet Regional population targets” of the
CDP states that “By 2031 the NPF states that the population of Westmeath is to be in the range of 100,000102,500. At the higher projected growth rate, this means that the population of the County will grow by
approximately 13,730 people from its 2016 base (or approximately 11,230 people at the lower rate). By 2026, it
is envisaged that the population of Westmeath will grow by 9,730 people at the higher projected rate to reach
98,500 (or 7,730 people at the lower rate).”
Section 2.8.1 of the CDP sets out a settlement strategy for the County, with Mullingar targeted to grow by 12%
between 2021 and 2027, with a population forecast of approx. 26,003 persons by 2027 and 27,849 by 2031(Table
2.6).
Section 2.10 of the CDP refers to the Key Town of Mullingar and states that Mullingar is designated as a Key
Town in the RSES, which are defined as “Large economically active service and/or county towns that provide
employment for their surrounding areas and with highquality transport links and the capacity to act as growth
drivers to complement the Regional Growth Centres”.
The CDP notes that the town occupies a strategic location along the N4, with excellent inter-urban links to the
capital and international airport by motorway and rail. It has an existing base of both indigenous and international
companies at the forefront of their field, in sectors such as engineering and consumer goods and services.
The Core Strategy of the CDP contains the following policy objectives with respect to Mullingar:


CPO 2.5: Support the continued growth and sustainable development of Mullingar to act as a growth
driver in the region and to fulfil its role as a Key Town in accordance with the principles and policies of the
RSES.



CPO 2.6: Prepare a Local Area Plan (LAP) for Mullingar to align with the RSES and this Core Strategy.

It is a policy objective of the Council to prepare a Local Area Plan (LAP) for Mullingar to align with the RSES and
this Core Strategy. Section 2.10 of the CDP asserts that the Mullingar LAP will also identify suitable locations to
facilitate higher and increased building heights in accordance with CPO 7.28.
Table 2.9 of the CDP is the Core Strategy Table which identifies Mullingar as a “Tier 2 Key Town” with:




A population of 20,928 in 2016;
A projected population of 26,003 in 2027;
Housing yield of 1,340-2,010 for the lifetime of the current Plan, i.e. 2021 to 2027.

Statement of Consistency:
The subject site is zoned for residential land use (save for the small area within the red line of application that is
zoned “Open Space” as per the submitted drawing no. P-006 “Land Zoning & Infrastructure” that is proposed to
accommodate a relocated attenuation tank and pedestrian and cycle paths). The proposal to deliver 212 no.
dwellings is well within the projected housing yield of 1,340-2,010 no. units for the period of 2021 to 2027 and
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complies with the Core Strategy of the CDP. Mullingar is identified as a Key Town under the RSES, which is
defined as “Large economically active service and/or county towns that provide employment for their surrounding
areas and with high-quality transport links and the capacity to act as growth drivers to complement the Regional
Growth Centres”.
It is considered that the proposed development meets principles of the Core Strategy of the CDP. The location
of the proposed residential development meets the requirements of CPO 2.14, CPO 2.14 and CPO2.5. A new
LAP has not yet been prepared.
The subject site is zoned for residential land use. There is an objective in the NPF and RSES that at least 30%
of all new homes will be delivered within or close to the existing built up areas of settlements. The proposal to
develop the site for 212 no. units is compliant with the household allocation for the town over the period 20212027 of 1,340-2,010 no. units, as set out in the Core Strategy of the Plan, and provides for compact urban
growth.
Apartment Development
Section 3.6 of the CDP refers to “Apartment Development” and states that the 2016 Census indicates that 1-2
person households now comprise a majority of households and this trend is set continue. In Westmeath, 8.5% of
households lived in apartments in 2016, slightly lower than the national rate of 12%. 23.5% of all households in
the county were 1-person households.
The CDP asserts that “as with housing generally, the scale and extent of apartment development should increase
in relation to proximity to core urban centres and other relevant factors in line with the standards, principles and
any specific planning policy requirements (SPPRs) set out in the ‘Urban Development and Building Heights
Guidelines for Planning Authorities’ (2018) and the ‘Sustainable Urban Housing: Design Standards for New
Apartments, Guidelines for Planning Authorities’ (2018). Existing public transport nodes or locations where high
frequency public transport can be provided, that are close to locations of employment and a range of urban
amenities including parks/waterfronts, shopping and other services, are also particularly suited to apartments”.
Statement of Consistency
The proposed development includes 19 no. 1, and 2 bedroom apartments accommodated in 1 no. 4 storey
building, as well as 86 no. 2 and 3 bed duplex units. The subject site is approx. 1.5km from the town centre and
Mullingar Train Station. In terms of the NPF objective of providing an increase in 1 and 2 bedroom units, the need
to provide for variety in a residential development as per the Urban Design Manual as well as an efficient density
of development as outlined in the 2009 Sustainable Residential Development in Urban Areas Guidelines and the
specific planning policy requirements (SPPRs) set out in the ‘Urban Development and Building Heights Guidelines
for Planning Authorities’ (2018) and the ‘Sustainable Urban Housing: Design Standards for New Apartments,
Guidelines for Planning Authorities’ (2020), it is considered that the proposed 19 no. apartments and 86 no. duplex
units within the proposed development complies with the aforementioned guidelines as well as section 3.6 of the
CDP.
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Residential Density
Section 3.7 of the CDP refers to “Residential Densities” and states that “higher densities will be applied to the
higher order settlements of Athlone and Mullingar to align with their roles as Regional Growth Centre and Key
Town, subject to good design and development management standards being met”. The CDP also states that “it
is important that the density of new development in towns and villages is reflective of the existing character and
that growth is linked to infrastructural capacity”.
The following are stated policy objectives of the CDP:
CPO 3.2 - Ensure that settlements grow in a manner that is self-sustaining with sufficient social and economic
infrastructure, and to a scale which aligns with the Settlement Hierarchy prescribed in the Core Strategy.
Statement of Consistency:
The proposed development includes a childcare facility to cater for the childcare demands arising from the
proposed development. The submitted Social Infrastructure Assessment (SIA) demonstrates that the area within
which the subject site is located is well served by existing social and community infrastructure, and that the future
population of the development will be readily supported by same.
CPO 3.3 - Secure the provision of social and affordable housing accommodation, to meet the needs of all
households and the disadvantaged sectors in the county, including the elderly, first time buyers, single person
households on modest incomes, people with disabilities, and special needs etc.
Statement of Consistency:
The proposed development proposes the delivery of 21 no. dwellings for social housing.
CPO 3.5 - Ensure that a suitable variety and mix of dwelling types and sizes is provided in developments to meet
different needs, having regard to demographic and social changes.
Statement of Consistency:
The proposed development of 212 no. dwellings is comprised of the following mix:
Dwelling Type

1 bed

2 bed

3 bed

4 bed

Total

Houses

0

31

70

6

107

Duplex Units

0

41

45

0

86

Apartments

9

10

0

0

19

Total No.

9

82

115

6

212

% Mix

4%

39%

54%

3%

100%

Table 4: Proposed Housing Typology Mix
RATHGOWAN SHD

STATEMENT of CONSISTENCY

51

The proposed dwellings come in a wide range of sizes and typologies that will cater for all life cycle stages and
provides variety within the scheme.
CPO 3.6 - Support independent living for people with disabilities and the elderly and where possible, to ensure
that housing is integrated within proposed or existing residential developments and located close to existing
community facilities.
Statement of Consistency:
The proposed dwellings have been designed to accord with Part M of the Building Regulations and a Universal
Design Statement is also submitted as part of this planning application. To the east of the site is a local centre
with local neighbourhood uses available within walking distance of the site, with a new pedestrian crossing
proposed across the R394 which will aid access to these facilities.
CPO 3.7 - Apply higher densities to the higher order settlements of Athlone and Mullingar to align with their roles
as Regional Growth Centre and Key Town, subject to good design and development management standards
being met.
Statement of Consistency:
The proposed development provides for a net residential density of 35.5 units per hectare. The subject site is a
greenfield site on the edge of the urban area of Mullingar, the County town, designated a “Key Town” by the
RSES. It can also be described as an Outer Suburban / Greenfield Site and under section 5.11 of the Guidelines
on Sustainable Residential Development in Urban Areas, 2009, which define such sites as “as open lands on the
periphery of cities or larger towns”. The same guidelines state that “the greatest efficiency in land usage on such
lands will be achieved by providing net residential densities in the general range of 35-50 dwellings per hectare
and such densities (involving a variety of housing types where possible) should be encouraged generally.
Development at net densities less than 30 dwellings per hectare should generally be discouraged in the interests
of land efficiency, particularly on sites in excess of 0.5 hectares”. Taking the aforementioned into account, the
proposed density of 35 units per hectare is considered appropriate.
CPO 3.15 - To support the development of quality residential schemes with a range of housing options having
regard to the standards, principles and any specific planning policy requirements (SPPRs) set out in the
‘Sustainable Residential Development in Urban Areas Guidelines for Planning Authorities’ (2009); ‘Urban
Development and Building Heights Guidelines for Planning Authorities’ (2018) and the ‘Sustainable Urban
Housing: Design Standards for New Apartments, Guidelines for Planning Authorities’ (2018).
Statement of Consistency
The proposed development is comprised of 212 no. dwellings on a net developable area of c.5.96Ha which
produces a density of 35.5 units per hectare on a greenfield / outer suburban site that is zoned for residential
land use, in a designated Key Town for the Region.
Table 5 over illustrates the proposed housing mix catered for within the proposed development, which ensures
that a variety in housing tenure is catered for thus complying with policy CPO 3.15. Furthermore, the proposed
development including variety in dwelling type and building height comply with the SPPRs set out in the
‘Sustainable Residential Development in Urban Areas Guidelines for Planning Authorities’ (2009); ‘Urban
Development and Building Heights Guidelines for Planning Authorities’ (2018) and the ‘Sustainable Urban
Housing: Design Standards for New Apartments, Guidelines for Planning Authorities’ (2020), thus also
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complying with policy CPO 3.15.
Dwelling
Type

1 bed

2 bed

3 bed

4 bed

Total

% Mix

Houses

0

31

70

6

107

50%

Duplex Units

0

41

45

0

86

41%

Apartments

9

10

0

0

19

9%

Total No.

9

82

115

6

212

100%

% Mix

4%

39%

54%

3%

100%

-

Table 5: Overall Proposed Housing Typology Mix

Sustainable Housing
Section 4.10 of the CDP refers to “Sustainable Housing” which states that “sustainable future housing should
be located where people have the best opportunities to access a high standard quality of life, close to jobs,
important services such as education and healthcare, close to transport networks and sustainable physical
infrastructure”. The CDP also states that it is “Council policy to prioritise the development of housing in existing
towns and villages in the Settlement Hierarchy to help reduce the need to travel and reduce transport carbon
emissions”.
The CDP asserts that higher densities will be encouraged to make more efficient use of land and energy
resources, creating a consolidated urban form that supports the development of compact neighbourhoods
which contribute to the viability of economic, social, and transport infrastructure. It is also stated that the
“Council will encourage and support varied housing typologies within neighbourhoods in order to encourage a
diverse choice of housing options in terms of tenure, unit size, and building design in residential communities”.
The following are stated policy objectives in the CDP relevant to the proposed development:
CPO 4.6 - Secure the provision of social and affordable housing accommodation, to meet the needs of all
households and the disadvantaged sectors in the County, including the elderly, first time buyers, single person
households on modest incomes, people with disabilities, and special needs, etc.
CPO 4.7 - Achieve densities for new housing that respect the local character of surrounding areas, whilst
making efficient use of land.
CPO 4.8 - Provide for housing that is accessible for older people, the very young and people with disabilities
and that residential buildings together with non-residential buildings are accessible and usable by people with
disabilities.
CPO 4.24 - Encourage and support the provision of childcare facilities, with consideration given to proper siting
and design, in appropriate locations including residential areas, town and local centres, areas of employment
and close to public transport throughout the County and in accordance with the needs identified by Westmeath
County Childcare Committee (WCC). All planning applications for childcare facilities shall be assessed in
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consultation with Westmeath County Childcare Committee.
CPO 4.26 Support play policies to address the play and recreation needs of children and young people and
ensure the integration of play provision and child-friendly neighbourhoods.
CPO 4.30 Reduce the need to travel by car to schools. Applications for extensions to an existing school or a
new school must be accompanied by a sustainable travel plan. The plan should indicate how pupils will access
the school and provide for sustainable modes of travel to school and encourage alternatives to the car and
have regard to road safety, good design and efficiency in accordance with the Department of Environment’s
“Code of Practice on the Provision of Schools and the Planning System”, July 2008.
Statement of Consistency
The proposed development is located on a zoned site within 1.5km of the Key Town / County Town of Mullingar.
The proposed development consists of 212 no. dwellings comprised of a mix of 2, 3 and 4 bed houses as well
as 105 no. 1, 2 and 3 bedroom apartments and duplex units, with an overall net density of 35 units per hectare,
which complies with national guidance on same as well as catering for variety in housing tenure. 21 no. residual
units are proposed to satisfy social housing requirements. The submitted universal design statement asserts
that the proposed dwellings have been designed to accord with accessibility requirements of the Building
Regulations. The development proposal also provides for a creche to cater for the childcare needs of the
proposed residential development. The site enjoys close proximity to existing educational facilities and local
neighbourhood facilities. The proposed development includes pedestrian and cyclist paths that can connect
to existing infrastructure thus promoting sustainable transport modes, including a new pedestrian crossing
which will provide direct access to the school across the road. Taking all of the foregoing into consideration,
it is put forward that the proposed development complies with policies and objectives of the CDP in relation to
sustainable housing.
Transport
Chapter 10 of the CDP contains the following transport policies relevant to the subject development:
CPO 10.2 - Support the development of a low carbon transport system by continuing to promote modal shift
from private car use towards increased use of more sustainable forms of transport such as cycling, walking
and public transport.
CPO 10.11 - Promote walking and cycling as efficient, healthy and environmentally friendly modes of transport
by securing the development of a network of direct, comfortable, convenient and safe cycle routes and
footpaths, particularly in urban areas and in the vicinity of schools.
CPO 10.13 - Design pedestrian and cycling infrastructure in accordance with the principles, approaches and
standards set out in the National Cycle Manual, the Design Manual for Urban Roads and Streets and
international best practice.
CPO 10.14 - Encourage and seek sustainable transport movement at the earliest design stage of development
proposals, to ensure accessibility by all modes of transport and all sections of society and promote the provision
of parking space for bicycles in development schemes.
CPO 10.41 - Facilitate the provision of electricity charging infrastructure for electric vehicles both on street and
in new developments in accordance with car parking standards prescribed in Chapter 16 - Development
Management Standards.
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CPO 10.64 - Require mobility management plans to be submitted with applications for trip intensive
developments, including schools, significant employers, business parks and industrial estates.
CPO 10.65 - Allow for the reduction in car parking standards in suitable locations in order to encourage a
modal shift away from the private car to more sustainable forms of transport, such as public transport, cycling
and walking.
CPO 10.68 - Ensure that applications for surface car parking are accompanied by Landscaping Proposals
CPO 10.70 - Ensure the provision of appropriate bicycle parking facilities in convenient, secure locations and
sited in as close as possible to the principal destination in all new developments, as part of any new applications
in urban areas to assist with supporting modal shift away from private cars to more sustainable modes of
transport i.e. cycling, walking, public transport
CPO 10.105 - Have regard to the “Guidelines for Planning Authorities on the Planning System and Flood Risk
Management” (DoEHLG/OPW 2009) and Circular PL2/2014, through the use of the sequential approach and
application of the Justification Tests in Development Management
CPO 10.119 - Require that planning applications are accompanied by a comprehensive SUDs assessment
that addresses run-off quantity, run-off quality and its impact on the existing habitat and water quality.
CPO 10.120 - Ensure that in public and private developments in urban areas, both within developments and
within the public realm, seek to minimise and limit the extent of hard surfacing and paving and require the use
of sustainable drainage techniques for new development or for extensions to existing developments, in order
to reduce the potential impact of existing and predicted flooding risks.
Statement of Consistency
The proposed development is located 1.5km from the town centre of Mullingar. Existing footpaths are outside
of the site along the R394 Relief Road that the proposed development can directly connect into thus supporting
sustainable modes of transport, with a new pedestrian crossing proposed that will ensure ease of access to
facilities on the opposite side of the R394. In addition, should existing paths require to be upgraded in the
future along the R394, the proposed development is sufficiently set back to allow for such upgrades. The
proposed development caters for pedestrian and cyclist permeability throughout the entire site, as well as
providing direct links to the north onto the R393 Ashe Road which also connects to the town.
The proposed development provides for car parking as follows:
The proposed car parking is provided in accordance with the Development Plan standards as set out in Table
16.2 of same, which provides for a maximum car parking rate of 1 space per dwelling and 1 no. visitor car
parking space for every three dwellings. In accordance with same, the proposed car parking is provided as
follows:





107 no. Houses = 107 no. spaces plus 32 no. visitor spaces;
19 no. Apartments = 19 no. spaces plus 6 no. visitor spaces;
86 no. Duplex Units = 86 no. spaces plus 25 no. visitor spaces.
Total proposed = 212 no. spaces for the proposed dwellings and 63 no. visitor car parking spaces.
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Car parking for houses is in the form of a mix of in-curtilage and on-street spaces. Car parking for the
apartments and duplex units is laid out in grouped parking bays close to these dwellings for convenience and
in order to provide passive surveillance of same.
16 no. parking spaces (5.5% total spaces) will be designated disabled user car-parking spaces that meets the
requirements of the Development Plan, which requires that a minimum of 5% of car parking spaces provided
should be designed for disabled car parking. The disabled spaces are to be demarcated with yellow lines, a
protected hatched area and appropriate road markings to identify these spaces. The proposed location of the
disabled parking spaces will be in close proximity to the building entrances.
30 no. Electric Vehicle Charging Points (EVCP) (10% total no. of spaces) will be provided for as per section
16.4.1 of the Development Plan which requires providing facilities for the charging of battery-operated cars at
a rate of up to 10% of the total car parking spaces. For the houses, underground ducting will be provided with
the option of having a socket provided at the front of the house catered for.
Bicycle parking to serve the proposed houses is catered for within the curtilage of each property. For the
proposed apartments and duplex units, bicycle parking is provided for in accordance with the 2020 the
Sustainable Urban Housing: Design Standards for New Apartments, section 4.17, and this is detailed in the
submitted TTA prepared by Punch Engineering – please refer to section 11.2 and Table 11-3 of same.
It is proposed to provide 526 no. secure cycle parking spaces on the proposed development site. 302 no.
spaces are to be provided for the duplexes (240 no. residents spaces and 62 no. visitor spaces). 42 no. spaces
for the apartments (32 no. residents spaces and 10 no. visitor spaces). This is in excess of the Sustainable
Urban Housing: Design Standards for New Apartments Cycle parking space requirements. A further 160 no.
spaces will be provided for the mid terrace houses, and 22 no. spaces are to be provided to serve the proposed
creche.
The submitted documentation illustrates that landscaping proposals have been incorporated into the scheme
to soften the proposed surface car parking.
A site specific flood risk assessment of the proposed development has been carried out which confirms that
site is in Flood Zone C and that the proposed development is at low risk of flooding and the proposed residential
development is deemed appropriate within the proposed site location.
Conservation and Heritage
Lough Owel is within 15km of the subject site, lying to the north-west of same, and is a designated Special
Area of Conservation (SAC) and a Special Protection Area (SPA).
The following are stated policy objectives in the CDP relevant to the proposed development:
CPO 12.7 - Assess any plan or project in accordance with Article 6 of the Habitats Directive to determine
whether the plan or project is likely to have a significant effect on the site either individually or cumulatively
upon the integrity, conservation objectives and qualifying interest of any Natura 2000 Site.
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Statement of Consistency:
An Appropriate Assessment Screening Report has been undertaken by Enviroguide Consulting Ecologists and
is enclosed. The screening report has evaluated the proposed development at Mullingar to determine whether
or not significant negative impacts on Natura 2000 sites are likely to arise by virtue of its construction and use.
The Natura 2000 sites relevant to the subject site are:





Lough Ennell SAC
Lough Owel SAC
Lough Ennell SPA
Lough Ennell SAC

The submitted AA Screening Report concludes that “upon the examination, analysis and evaluation of the
relevant information and applying the precautionary principle, it is concluded by the authors of this report that,
on the basis of objective information; the possibility may be excluded that the Proposed Development will
have a significant effect on any of the European Sites listed below, either alone or in-combination with other
plans or projects:










Lough Owel SAC
Scragh Bog SAC
Wooddown Bog SAC
River Boyne and River Blackwater SAC
Garriskil Bog SAC
Lough Owel SPA
Lough Derravaragh SPA
Lough Iron SPA
Garriskil Bog SPA”.

The AA Screening Report also states that “upon examination of the relevant information including the nature
of the Proposed Development and the potential for significant effects on European Sites, the possibility may
not be excluded that the Proposed Development will have a likely significant effect on the following European
Sites:

Lough Ennell SAC

Lough Ennell SPA”.
The Appropriate Assessment Screening Report concludes “that a degree of exists that the Proposed
Development could give rise to potentially significant effects on Lough Ennell SAC and Lough Ennell SPA
during the Construction Phase. Accordingly, a Natura Impact Statement has been prepared for the Proposed
Development and is included under a separate cover”.
The submitted Natura Impact Statement (NIS) assesses the potential effects of the proposed development on
the Lough Ennell SAC and the Lough Ennell SPA. The NIS outlines the potential significant effects of the
proposed development in the absence of mitigation measures on Lough Ennell SAC and Lough Ennell SPA
due to Construction Phase surface water discharges from the Site. It also sets out mitigation measures that
will ensure that no significant effects arise on designated sites as a result of the Proposed Development, either
alone or in-combination with other projects. It reasserts, as concluded in the AA Screening report, that the
Operational Phase of the proposed development does not have the potential to result in significant effects to
any European Site within the Zone of Influence.
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The submitted NIS concludes that it details the findings of the Stage 2 Appropriate Assessment conducted to
further examine the potential direct and indirect impacts of the proposed development planning application at
Rathgowan, Mullingar, Co. Westmeath, on the following European Sites:
▪
▪

Lough Ennell SAC (000685)
Lough Ennell SPA (004047)

The above sites were identified by a screening exercise that assessed likely significant effects of a range of
impacts that have the potential to arise from the proposed development. The Appropriate Assessment
investigated the potential direct and indirect effects of the proposed works during the Construction Phase, on
the integrity and qualifying interests of the above European Sites, alone and in combination with other plans
and projects, taking into account the site's structure, function and conservation objectives.
The NIS states that “where potentially significant adverse effects were identified, a range of mitigation and
avoidance measures have been proposed to negate them. Therefore, as a result of the complete, precise and
definitive findings of this Appropriate Assessment; it has been concluded beyond any reasonable scientific
doubt, that the proposed development will not have any significant adverse effects on the above or any
European Sites”.
CPO 14.6 - Seek to ensure the protection of archaeological sites and monuments and their settings and
archaeological objects that are listed in the Record of Monuments and Places, in the ownership/guardianship
of the State, or that are the subject of Preservation Orders or have been registered in the Register of Historic
Monuments. Seek to ensure the protection and preservation of archaeological sites, which have been identified
subsequent to the publication of the Record of Monuments and Places.
CPO 14.7 - Ensure that any development adjacent to an archaeological monument or site shall not be
detrimental to the character of the archaeological site, or its setting and shall be sited in a manner which
minimises the impact on the monument and its setting. Development which is likely to detract from the setting
of such a monument or site will not be permitted.
Statement of Consistency
There is an existing Recorded Monument Ref. WM019-046 (Ringfort) in close proximity to the site. Therefore,
the subject site has been subject to Archaeological Impact Assessment and we enclose the Archaeological
Impact Assessment report undertaken by Archaeological Management Solutions Ltd., which confirms that
there are two recorded archaeological monuments fall within the 1km study area. There are no recorded
archaeological monuments on the Site, however there is one recorded archaeological site located adjoining
the site. Sarsanstown ringfort (WM019-046----) lies on the west side of the site and its Zone of Notification
extends c.30m into the western portion of the Site. The only other recorded monument within the 1km Study
Area is the site of a standing stone (WM019-089003) located 760m east of the Site, within modern Mullingar
town.
Therefore, the proposed development has been sufficiently set back from the identified area of archaeological
potential with the submitted Archaeological Impact Assessment confirming that proposed development will not
directly impact any known cultural heritage assets or previously designated recorded architectural heritage
sites.
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Residential Development
Chapter 15 of the CDP sets out the land use zoning objectives of the CDP. The subject site is currently zoned
“Proposed Residential” under the Mullingar Local Area Plan 2014-2020, with the CDP stating that a new LAP
for Mullingar is to be prepared. In addition, c. 0.2Ha of the site is zoned “Open Space” under the LAP.
Under the CDP, the ‘Proposed Residential’ zoning provides principally for residential development. Other uses
open for consideration include local shops, education, nursing homes, creches, health centres, community and
recreational facilities and guesthouses where they are appropriate in scale and do not unduly interfere with the
predominant residential land use.
Under Land Zoning Policy Objective – Proposed Residential, it is a policy of Westmeath County Council to:
CPO 15.2 - Provide for high quality residential development and associated services in line with the provision
of the necessary social and physical infrastructure.
The CDP states the following (section 15.14) in respect of lands zoned Open Space: “This ‘Open Space’ zoning
provides for the use of land for playgrounds, open spaces within housing estates, parks, amenity areas, riparian
zones, environmental buffers and development incidental to the enjoyment of open space, such as the
provision of shelters, changing rooms, caretaker accommodation and similar facilities. The protection of
residential amenity in housing schemes is a key priority of the zoning, as is the protection of the natural
environment. Consideration will be given to the provision of public utilities and associated enabling
infrastructure on lands zoned for open space, provided that such development would not compromise the
overall zoning objective”.
Under Land Zoning Policy Objective – Open Space, it is a policy of Westmeath County Council to:
CPO 15.11 - Provide for, protect and enhance the provision, attractiveness, accessibility and amenity of public
open space.
Statement of Consistency
The proposed development of 212 no. residential dwellings and associated creche complies with the “proposed
residential” land use zoning objective attached to the site. The sliver of “open space” zoned land at the southeastern corner caters for a proposed pedestrian and cycle path from the R394 through the scheme which abuts
other lands zoned for open space. As outlined in the submitted Planning Statement and Engineering Planning
Report, it is proposed to relocate an underground attenuation tank and locate same within the application site
on land that is zoned for open space use and which can be utilised for open space recreation and amenity,
therefore complying with the objective of the CDP.

RATHGOWAN SHD

STATEMENT of CONSISTENCY

59

Development Management Standards
Chapter 16 of the CDP sets out the development management standards and criteria that planning applications
should comply with.
Section 16.2.1 “Urban Design Principles” requires that a detailed Design Statement be prepared for significant
developments proposed.
The following are stated policy objectives in the CDP relevant to the proposed development:
CPO 16.2 - Achieve the delivery of high-quality built environments ensuring that development is designed to a
high standard in line with the Sustainable Residential Development in Urban Areas – Guidelines for Planning
Authorities and Best Practice Urban Design Manual (DoECLG 2009), the ‘Urban Development and Building
Heights Guidelines for Planning Authorities’ (2018) and ‘Specific Planning Policy Requirements’ (SPPRs) 1 –
4 (inclusive), the core strategy for the county and other planning considerations.
CPO 16.3 - Require that a detailed design statement be submitted in respect of residential schemes comprising
10 or more units, large scale developments over 350sqm (e.g. commercial, business & enterprise buildings,
office, retail, educational facilities etc) and any other development proposed on key strategic or sensitive sites
within the urban areas, as determined by the Planning Authority.
CPO 16.4 Encourage the use of green roofs and walls to be incorporated into new developments, where
possible.
Statement of Consistency
Enclosed is an Architectural Design Rationale prepared by the project architects BKD as well as a Landscape
Rationale prepared by RMDA Landscape Architects. Both documents outline the design and landscaping
approaches applied to the subject development. Regard has been paid to the Urban Design Manual and its
12 design principles. The proposed development takes into account the need to provide for an efficient density
of development, varied housing typologies to cater for all household sizes as well as providing variety to a
scheme. The design of the units and use of materials provides for distinctiveness within the scheme.
Consideration has also been paid to the SPPRs of the Apartment Guidelines and the Building Height
Guidelines with appropriate building heights proposed that will add definition to the development but is
sufficiently separated from lower housing in the environs such that there is no impact on same. A mix of
apartment types are proposed, the sizes of which as well as type and aspect comply with the Apartments
Guidelines. Details of the proposed development’s compliance with Sustainable Residential Development in
Urban Areas – Guidelines for Planning Authorities and Best Practice Urban Design Manual (DoECLG 2009),
the ‘Urban Development and Building Heights Guidelines for Planning Authorities’ (2018) and ‘Specific
Planning Policy Requirements’ (SPPRs) 1 – 4 (inclusive) are set out under the preceding sections of this
Statement of Compliance i.e. sections 4.2.1 and 4.2.2 respectively – please refer to same.
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Section 16.3 of the CDP refers to residential development standards and sets out the following policy
objectives:
CPO 16.10 - Ensure residential schemes provide a range of dwelling sizes and typologies to accommodate
emerging demographic trends in line with the Westmeath Housing Strategy and Housing Needs Demand
Assessment or other evidence supported methodology. Proposals for residential schemes which are proposed
on infill or smaller sites should demonstrate the ability of the proposal to provide a mix of dwelling types within
the locality as opposed to within the scheme itself.
Compliance: The proposed development caters for the following dwelling mix, with the proposed houses,
duplex units and apartments further broken down into a range of varying sizes, and as detailed in the submitted
Housing Quality Assessment – please refer to same.
Dwelling
Type

1 bed

2 bed

3 bed

4 bed

Total

% Mix

Houses

0

31

70

6

107

50%

Duplex Units

0

41

45

0

86

41%

Apartments

9

10

0

0

19

9%

Total No.

9

82

115

6

212

100%

% Mix

4%

39%

54%

3%

100%

-

Table 6: Overall Proposed Dwelling Mix

CPO 16.11 - Require that planning proposals for housing schemes present a considered design approach to
tailor the scale, design, layout and density of housing in responding to the individual character of the respective
town or village.
Compliance: The proposed development is cognisant of its locational context on the edge of the built up area
of Mullingar, adjoining existing housing. The proposed layout, density, and design of the proposed dwellings
is respectful of the receiving environs, with the scale of housing proposed being characteristic of existing
housing in the environs.
CPO 16.12 - Ensure that new housing layouts should provide for a suitable mix and typology of residential
units that demonstrates compliance with the following criteria:
Physical Criteria:
o Optimise traffic safety and ensure ease of movement, orientation and navigation, with a fully integrated
and connected road network. Avoidance of a roads dominant scheme and use of cul-de-sacs.
o Provision of quality pedestrian and cycle linkages and infrastructure to facilitate sustainable modes of
transport.
o Promotion of a high standard of design and layout that provides legibility, character and local
distinctiveness.
o Ensure that buildings and streets are designed to enable easy access by all regardless of mobility.
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Social Criteria:
o Design for life and adaptability meeting the needs of all (including children, older persons and mobility
impaired).
o Design for social cohesion and interaction based on active and social streets.
o Protect levels of privacy and amenity for existing and new residents.
o Delivery of active frontages including corner sites providing dual frontage and avoidance of blank
facades, fencing and garden walls fronting on to streets and green areas/open space.
o Support play policies to address the play and recreation needs of children and young people and
ensure the integration of play provision and child-friendly neighbourhoods.
o One childcare facility providing for a minimum of 20 childcare places per approximately 75 dwellings
proposed should be provided, unless otherwise recommended by the County Childcare Committee
Environmental Criteria:
o Innovative energy efficient housing to accommodate new typologies and provide adaptable and/or
whole life-cycle homes to create inclusive and socially balanced residential communities.
o Reflect and contribute to the local character and identity of place by avoiding repetitive volume builds.
o Delivery of high quality accessible open space, public realm and landscaping
Compliance: The proposed site layout plan is based upon the principles of good urban design and DMURS
guidance, with a DMURS statement of compliance prepared by Punch Consulting Engineers submitted as part
of this application. Pedestrian and cyclist paths are provided for with the layout permeable and connecting to
adjoining lands and routes to the town. All buildings address the internal streets providing passive surveillance
and legibility.
At corners, houses are dual frontage with instances of long side garden walls minimised. Adequate separation
distances between dwellings is afforded. Open spaces are overlooked with various forms of recreation designed
for including children’s play. A dedicated childcare facility is also proposed and is positioned at the south-eastern
part of the site in a prominent location addressing the R394. The proposed 4 storey apartment building
announces the entrance into the scheme whilst creating a strong urban street edge at its position, directly
addressing the R394, thus adding definition to the proposed development.
The proposed dwellings will be built in accordance with Building Regulations thus ensuring they are energy
efficient. The houses are adaptable with sufficient rear space provided that may cater for extension in the future.
A mix of dwelling types is proposed as are materials thus catering for distinct character areas to be delivered
within the scheme. Open spaces are located close to dwellings, being overlooked and passively supervised,
whilst also marrying into existing open space which will enable a more consolidated provision of open space to
the benefit of existing and future residents.
CPO 16.13 - Where new developments are proposed adjacent to existing and established neighbourhoods, the
design, layout and housing mix should be designed in such a way to enable positive integration, both physically
and socially towards building strong integrated communities and social cohesion.
Compliance: The proposed site layout plan takes into account the existing housing at Ardilaun Heights and
Rathgowan Wood/Rathgowan Park, with a similar scale of housing proposed adjacent to same. The proposed
development will be permeable as will open spaces thus allowing existing and future housing to assimilate
successfully.
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CPO 16.14 - Generally, require a separation distance of 22m between opposing rear first floor windows to avoid
overlooking and protect private residential amenity. Innovative dwelling types, such as houses which have their
main sleeping and living areas on one side, and circulation and bathrooms on the other, may allow for a reduction
in this standard. Any window proposed at ground floor level should not be less than 1m from the boundary it
faces.
Compliance: The proposed development provides for the required 22m separation distance between first floor
rear opposing windows.
CPO 16.15 - Apply the recommendations of ‘Site Layout Planning for Daylight and Sunlight: A Guide to Good
Practice’ – Second Edition, (B.R.E.)’ in addressing overshadowing of adjoining lands. Overshadowing daylight
and shadow projection diagrams may be required to assist in the assessment of applications.
CPO 16.16 - Incorporate Dual Aspect designs into residential schemes, where possible, to ensure provision of
active and passive surveillance over street frontages, creation of attractive thoroughfares by avoiding spanning
rear garden walls, the creation of more recognisable routes and junctions that aid navigation and contributing
energy efficiency advantages, whilst providing for more attractive, usable and adaptable living spaces, and better
sunlight/daylight provision to its occupants.
Compliance: We enclose a daylight and sunlight assessment of the proposed apartments, prepared by Digital
Dimensions, which finds that there would be a good quality of daylight in the apartments analysed, and that the
proposed development meets the recommendations of the BRE guidelines – please refer to same enclosed.
Approx. 31% of the proposed apartments are single aspect, however, there are no north facing single aspect
units proposed, all of which complies with the Sustainable Urban Housing: Design Standards for New
Apartments Guidelines for Planning Authorities which require a minimum of 50% of the units to be dual aspect
on greenfield sites.
CPO 16.17 - Ensure the provision of lifetime adaptable homes to accommodate the changing needs of a
household over time.
Compliance: The houses can all be extended without having a detrimental impact on the surrounding residential
amenities and character. All of the houses can accommodate conversions and extensions, as appropriate. The
internal space is also flexible and allows for the removal / addition of walls etc. to create different spaces
according to needs.
CPO 16.18 - Boundary Treatment:





Rear private garden area should be not less than 11m in depth extending the full width of the house.
Discretion of this standard will be dependent on-site layout characteristics and flexibility may be
employed where performance-based criteria can be adequately demonstrated. (For example, where a
side garden of equal or greater dimensions can be substituted for rear garden space and where a
situation of overlooking is demonstrably avoided).
Where a front boundary wall or fencing is provided, the design and materials must be such as to provide
a subtle but complimentary design feature to the overall housing layout.
Rear boundary walls or fences must be provided to a height of not more than 2 metres and backplanted
with native deep-root hedging/trees.
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Side Garden walls should generally be presented behind the front building line of the dwelling only, to
allow for the openness of residential development and protect visual amenities.
Boundary walls/enclosures should not present blank spanning facades onto thoroughfares. Design
solutions may include the use of dual aspect dwellings and alternative site orientation including provision
of side access/egress arrangements.

Compliance: RMDA Landscape Architects have prepared the submitted the Landscape Boundary Masterplan
which proposes 2m high rear garden boundary walls, with 1.8m high rear side garden timber panel and concrete
post fence. A mix of parkland metal railing, and hedge planting is proposed to the front of the units. Where side
walls address the public realm, rendered block walls with brick piers are proposed. At the front of the site, a
1.2m high post and rail fence with native hedge planting is proposed thus allowing the proposed apartment
building to be viewed yet privacy is ensured at ground level and around the creche pay space. The eastern
boundary of the site abuts lands that are zoned open space and a native hedgerow with a 1.2m high post and
rail fence is proposed here and along the western boundary where the site abuts agricultural, unzoned land.
Please refer to the submitted boundary masterplan and landscape rationale prepared by RMDA for further
details. The required 11m deep back gardens are also catered for as part of the proposed development.
CPO 16.19 - Ensure proposals for new apartment schemes are designed in line with design criteria as set out
in the 2018 Ministerial Guidelines - Sustainable Urban Housing: Design Standards for New Apartments –
Guidelines for Planning Authorities (or any subsequent update) and ‘Specific Planning Policy Requirements’
(SPPRs) 1 – 9 (inclusive).
Compliance: The proposed apartments have been designed in accordance with the Sustainable Urban
Housing: Design Standards for New Apartments – Guidelines for Planning Authorities 2020 and their SPPRs, a
summary of which is as follows:
SPPR 1 – There are 9 no. 1 bedroom proposed apartments within the overall development, which equates to
4% of the overall mix of housing units and therefore accords with SPPR1.
SPPR 2 – the proposed development is over 50 units and therefore SPPR1 is applicable – refer to the above.
SPPR 3 – the minimum apartment floor areas are:





Studio – 37sq.m
1 bed / 2 person – 45 sq.m
2 bed / 4 persons – 73 sq.m
3 bed / 5 person – 90 sq.m

As per the submitted Housing Quality Assessment, the proposed unit sizes accord with SPPR3.
There are 9 no. 1 bedroom apartments proposed as part of the current scheme, which range is area from
53.4sq.m each to 54.8sq.m each thus exceeding the minimum floor area requirement of 45sq.m.
There are 10 no. 2 bed proposed as part of the current scheme, which range is area from 80.2sq.m each to
85.9sq.m each thus exceeding the minimum floor area requirement of 73sq.m.
In the duplex blocks the smallest 2 bed unit is 79.2sq.m while the smallest 3 bed unit is 149.9sq.m, therefore
exceeding the minimum floor area requirements of 73sq.m and 90sq.m respectively.
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SPPR 4 – the relevant / applicable part of this SPPR to the proposed development is that in suburban or
intermediate locations it is an objective that there shall generally be a minimum of 50% dual aspect apartments
in a single scheme. 6 no. apartments accommodated in the 4 storey building are single aspect units thus
equating to 31% of the apartments within the building. None of the single aspect apartments are north facing –
they are all either east or west facing units. The remainder of the units, i.e. 10 no. / 68% are dual aspect.
Therefore, the proposed development complies with the Apartment Guidelines which require a minimum of 50%
of the units to be dual aspect on greenfield sites.
SPPR 5 – requires that ground level apartment floor to ceiling heights shall be a minimum of 2.7m which has
been catered for in the proposed apartment building as indicated on the submitted architect’s drawing no.s 6253P-306 & 307 – please refer to same.
SPPR 6 – provides for a maximum of 12 apartments per floor per core may be provided in apartment schemes. Within

the proposed 4 storey apartment building, a maximum of 6 units are accessed off a single core.
SPPRs 7 & 8– refers to Build-to-Rent (BTR) developments. The proposed development at Rathgowan is not a
BTR and therefore SPPR 7 and SPPR 8 are not applicable.
SPPR 9 of the 2018 Guidelines refers to “Shared Accommodation” which is not proposed as part of the subject
development at Rathgowan and therefore SPPR 9 is not applicable. However, the guidelines were subsequently
updated in December 2020, with SPPR 9 stating:
There shall be a presumption against granting planning permission for shared accommodation/co-living
development unless the proposed development is either:
(i) required to meet specific demand identified by a local planning authority further to a Housing Need and
Demand Assessment (HNDA) process;
or,
(ii) on the date of publication of these updated Guidelines, a valid planning application to a planning
authority, appeal to An Bord Pleanála, or strategic housing development (SHD) planning application to
An Bord Pleanála, in which case the application or appeal may be determined on its merits.
Notwithstanding the above, the subject development does not propose shared accommodation and therefore
SPPR 9 is not applicable in this instance.
CPO 16.20 - Private Open Space - All dwelling houses should generally have an area of private open space
located to the rear of their dwelling and comprise a minimum area as follows:
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Compliance: the proposed development affords private rear gardens to all of the houses that either meets or
exceeds the minimum standards and this is set out in the submitted Housing Quality Assessment – please refer
to same.
CPO 16.21 - Public Open Space Provision & Recreational Amenities - In general, 15% of gross site area
should be provided for multifunctional open spaces at suitable locations within new residential schemes. These
open spaces should be easily accessible to all residents and provide for both passive and active uses for persons
of all abilities regardless of age or mobility and including design measures and features incorporating sensory
design aids, and landscaping, where feasible. Where public open space cannot be provided or where it is not
appropriate to provide this, a contribution in lieu of provision towards public open space or recreational facilities
in the wider area may be required. This will take the form of a contribution on a per capita basis towards capital
investment in creating and/or upgrading parks and spaces and revenue costs for the maintenance of these
spaces for a 20-year period.
Recreational/amenity facilities (indoor or outdoor) of a more intensive nature in tandem with larger developments
may be considered as part of the delivery of open space requirements, within a specified timeframe. Such
provision will be at the sole discretion of the Planning Authority and considered in the wider context of the site
area.
Compliance: in total, 1.06Ha of public open space is proposed which equates to over 17% of the developable
area (5.96Ha) and over 16% of the gross application site area and is therefore in compliance with policy
objective CPO 16.21. This policy objective also requires that open spaces should be easily accessible to all
residents and provide for both passive and active uses for persons of all abilities regardless of age or mobility
and including design measures and features incorporating sensory design aids, and landscaping, where
feasible. All of the public open spaces are directly overlooked by dwellings and are easily accessible. The
public open spaces will cater for children’s play, details of which are set out on the enclosed landscape
drawings and details, prepared by Ronan MacDiarmada & Associates Landscape Architects, which include a
Landscape Rationale, Landscape Masterplan, Boundary Treatments Plan etc. – please refer to same.
CPO 16.22 - Refuse Storage


All residential developments should provide satisfactory waste storage including provision for
segregation of waste materials in an accessible, convenient and visually unobtrusive manner. Where
communal refuse storage is required, the collection point for refuse should be accessible both to the
external collector and to the resident and be secured against illegal dumping by non-residents.



Refuse storage areas should not be located immediately adjacent to the front door or ground floor
window, unless adequate screened alcoves or other such mitigation measures are provided. All bin
storage should be designed in such a way as to discreetly integrate with the built form/site.

Compliance: the proposed apartments and duplex units are afforded dedicated bin stores that will be under
the control of a management company. Refuse storage for the proposed houses will be accommodated within
the curtilage of the property, either to the rear for semi-detached and detached houses or in dedicated built in
bin storage areas to the front of terraced houses. Drawings of proposed bin stores are included with this
application – refer to the submitted architect’s drawing no.s 6253-P-410 & 411.
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CPO 16.23 Water and Wastewater Services - The applicant or developer is advised to consult with Irish Water
regarding arrangements pertaining to water and/or wastewater connection agreement(s), if required, prior to the
making of a planning application.
Compliance: a pre-connection enquiry under Ref. CDS20006113 has been received from Irish Water and a
copy is enclosed (refer to Appendix D of the submitted Engineering Planning Report by Punch Consulting
Engineers for details). Irish Water has provided a response, advising that both water servicing and the
wastewater connections are feasible without any infrastructure upgrade. This application is also accompanied
by a Statement of Design Acceptance from Irish Water, dated 28th June 2022.
Section 16.3.2 of the CDP refers to residential density, and states the that the number of residential units to be
delivered on a site should be determined in relation to the hierarchical status of the settlement within the
Council’s Settlement Hierarchy and its capacity for growth and its access to public transport and necessary
social infrastructure. It also states that “the Council acknowledges and encourages higher densities, where
appropriate, given the need to reduce CO2 emissions by reducing energy consumption and to support a more
efficient use of energy in the residential and transport sectors, in line with Ireland’s commitments under the Paris
Agreement”. The following is the relevant policy objective:
CPO 16.24 - Promote Increased residential density within Athlone Regional Centre and Mullingar (key town) in
principle where the subject lands are:




within walking distance of the town centre, or
are adequately serviced by necessary social infrastructure and public transport and/or
designated regeneration sites and development lands which comprise in excess of 0.5ha, subject to
quality design and planning merit in ensuring compact growth and the creation of good urban places
and attractive neighbourhoods.

Compliance:
The area of the application site is 6.37 hectares, i.e. the area within the red line of application. However, the
application site includes an area open space that is zoned “Open Space” in the south-eastern part of the site,
which equates to c.0.2Ha. Within this area of open space, it is proposed to relocate an existing underground
attenuation tank. This area of the site, zoned “Open Space” will also accommodate a pedestrian and cycle
path from the R394 into the development, and has been discounted from the overall gross application site area
for density calculation purposes.
In addition, an area is also included within the red line of application to accommodate a proposed bus stop and
pedestrian crossing outside of the site at the R394). This area equates to 0.2Ha and is also discounted from
the gross site area to determine the net developable area of the subject site.
Combining both of the aforementioned areas (c.0.4Ha) and discounting same from the area of the red line of
application, leaves a net developable area of c.5.9Ha.
For the calculation of density, the proposed development of 212 no. dwellings and creche will occur on a net
developable site area of c.5.96Ha, thus producing a net density of 35.5 units per hectare.
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The subject site is a greenfield site on the edge of the urban area of Mullingar, the County town, designated a
“Key Town” by the RSES. It can also be described as an Outer Suburban / Greenfield Site and under section
5.11 of the Guidelines on Sustainable Residential Development in Urban Areas, 2009, which define such sites
as “as open lands on the periphery of cities or larger towns”. The same guidelines state that “the greatest
efficiency in land usage on such lands will be achieved by providing net residential densities in the general
range of 35-50 dwellings per hectare and such densities (involving a variety of housing types where possible)
should be encouraged generally. Development at net densities less than 30 dwellings per hectare should
generally be discouraged in the interests of land efficiency, particularly on sites in excess of 0.5 hectares”.
Taking the aforementioned into account, the proposed density of 35.5 units per hectare is considered
appropriate.
Taking all of the above into consideration, it is put forward that the proposed development of 212 no. units on
a site zoned “Proposed Residential”, with a net developable area of c.5.96Ha, which produces a net and gross
density of 35.5 units per hectare, accords with Mullingar’s status as a Key Town and also with the density
guidance/requirements as set out in (i) the Guidelines on Sustainable Residential Development in Urban Areas
(2009) and (ii) the Westmeath County Development Plan 2021-2017.
The Mullingar Local Area Plan (hereafter MLAP) recommends a density of 30-35 units per hectare for new
development (Section 9.9.4). It is considered that the proposed density is consistent with the recommended
densities of the MLAP by achieving sustainable sequential growth appropriate to the location of the subject
site within the development boundary of Mullingar.
We also note that the Department of Housing, Local Government & Heritage issued Circular Letter: NRUP
02/2021 in April 2021 to An Bord Pleanála and Planning Authorities providing clarity in respect of the application
of density requirements. The Circular states that “while the Sustainable Residential Development Guidelines
clearly encourage net densities in the 35-50 dwellings per hectare range within cities and larger towns, net
densities of 30-35 dwellings per hectare may be regarded as acceptable in certain large town contexts and net
densities of less than 30 dwellings per hectare, although generally discouraged, are not precluded in large
town locations. These ‘outer suburban’ provisions apply to cities and larger towns, and the Sustainable
Residential Development Guidelines define larger towns as having a population in excess of 5,000 people.
Large towns therefore range from 5,000 people up to the accepted city scale of 50,000 people. Given the very
broad extent of this range and variety of urban situations in Ireland, it is necessary for An Bord Pleanála and
Planning Authorities to exercise discretion in the application and assessment of residential density at the
periphery of large towns, particularly at the edges of towns in a rural context. Accordingly, the full range of
outer suburban density, from a baseline figure of 30 dwellings per hectare (net) may be considered, with
densities below that figure permissible subject to Section 5.12 of the Sustainable Residential Development
Guidelines”. The Circular also references the National planning Framework (NPF) and provides that there is
a need for more proportionate and tailored approaches to residential development and that it is necessary to
adapt the scale, design and layout of housing in owns to ensure that suburban or high density urban
approaches are not applied uniformly and that development responds appropriately to the character, scale and
setting of the town. Taking this into account, as well as the design applied to the proposed development, and
give the locational context of the subject site and its topography, it is considered that the proposed development
achieves an appropriate and efficient density on this zoned site, located on the western edge of Mullingar (A
“Key Town”) and the proposed density is consistent with national guidelines, and national and local policy
regarding density.
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CPO 16.25 - Ensure that new development proposals should be fully permeable for walking and cycling and
the retrospective implementation of walking and cycling facilities should be undertaken where practicable in
existing neighbourhoods, in order to a give competitive advantage to these modes for local trip making. Where
possible, new residential developments should provide for filtered permeability, i.e. provide for walking, cycling,
public transport and private vehicle access while restricting or discouraging private car through trips.
Compliance: the proposed development caters for pedestrian and cyclist paths into and out of the proposed
development from the north and south, connecting onto the R393 and R394 respectively, whereby pedestrian
and cyclists can connect to existing paths that lead to the nearby local centre, school and onwards east into
Mullingar Town Centre. Walking will be encouraged by the provision of a new pedestrian crossing. A Mobility
Management Plan prepared by Punch Consulting Engineers is also enclosed with this application – please
refer to same.
Section 16.3.3 “Taking in Charge & Management Companies” requires that where a housing scheme is
proposed to be taken-in-charge by the Council, a site layout plan clearly indicating those areas to be taken-in
charge and those areas to remain the responsibility of a properly established management company shall be
submitted to the Planning Authority.
Compliance: Please refer to the submitted BKD Architect’s drawing no P-005 which identifies the areas that
will be proposed to be taken in charge by the Local Authority upon completion of the development.
Car Parking
CPO 16.36 - Assess all planning applications for development having regard to the car parking requirements
set out under Table 16.2. Applications for development should also provide for:
Disabled Parking





A minimum of 5% of car parking spaces provided should be designed for disabled car parking.
Where the nature of particular developments are likely to generate a demand for higher levels of
disabled car parking, the Planning Authority may require a higher proportion of parking for this purpose.
All disabled parking should be conveniently located in proximity to building entrance points and
allocated and suitably signed/demarcated.
Parking bay widths for disabled persons should be a minimum of 3.0m wide by 4.75m long.

EV charging points




All developments should provide facilities for the charging of battery-operated cars at a rate of up to
10% of the total car parking spaces. The remainder of the parking spaces should be constructed so
as to be capable of accommodating future charging points, as required.
New residential development should accommodate at least one car parking space equipped with an
EV charging points for every ten car parking spaces being provided for the associated development.
Electric car charging spaces should be clearly demarcated with appropriate signage.

Table 16.2 of the CDP outlines that residential dwellings shall have 1 space per unit with 1 visitor space for
every three dwellings.
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Compliance: It is proposed to provide a total of 290 no. car parking spaces on the development site. The car
parking proposal area detailed in section 11 of the submitted Punch Engineering Traffic & Transportation
Assessment – please refer to same.
The proposed car parking is provided in accordance with the Development Plan standards as set out in Table
16.2 of same, which provides for a maximum car parking rate of 1 space per dwelling and 1 no. visitor car
parking space for every three dwellings. In accordance with same, the proposed car parking is provided as
follows:





107 no. Houses = 107 no. spaces plus 32 no. visitor spaces;
19 no. Apartments = 19 no. spaces plus 6 no. visitor spaces;
86 no. Duplex Units = 86 no. spaces plus 25 no. visitor spaces.
Total proposed = 212 no. spaces for the proposed dwellings and 63 no. visitor car parking spaces.

Car parking for houses is in the form of a mix of in-curtilage and on-street spaces. Car parking for the 66 no.
apartments and duplex units is laid in in grouped parking bays close to these dwellings for convenience and in
order to provide passive surveillance of same.
A further 15 no. spaces are to be provided for the proposed creche. The creche is proposed to facilitate 7 no.
members of staff and 54 no. children. The parking has been allocated at a rate of 1 no. parking space per staff
member, with 8 no. visitor / drop of car parking spaces also catered for. We note that the Development Plan
has no requirements for creche car parking.
16 no. parking spaces (5.5% total spaces) will be designated disabled user car-parking spaces that meets the
requirements of the Development Plan, which requires that a minimum of 5% of car parking spaces provided
should be designed for disabled car parking. The disabled spaces are to be demarcated with yellow lines, a
protected hatched area and appropriate road markings to identify these spaces. The proposed location of the
disabled parking spaces will be in close proximity to the building entrances.
30 no. Electric Vehicle Charging Points (EVCP) (10% total no. of spaces) will be provided for as per section
16.4.1 of the Development Plan which requires providing facilities for the charging of battery-operated cars at
a rate of up to 10% of the total car parking spaces. For the houses, underground ducting will be provided with
the option of having a socket provided at the front of the house catered for.
Car parking is provided for at surface level only, there is no proposed underground / basement parking for the
development. Please refer to section 11 of the enclosed Traffic and Transport Assessment Report (TTA)
prepared by Punch Consulting Engineers for details of the proposed car and bicycle parking as part of the
overall development.
CPO 16.37 - Assess all planning applications for development having regard to the cycling storage
requirements set out under Table 16.3, which are considered to be a minimum requirement.
For housing developments, 1 private secure bicycle space per bed space, minimum 2 spaces. 1 visitor bicycle
space per two housing units.
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Compliance: Bicycle parking to serve the proposed houses is catered for within the curtilage of each property.
For the proposed apartments and duplex units, bicycle parking is provided for in accordance with the 2020 the
Sustainable Urban Housing: Design Standards for New Apartments, section 4.17, and this is detailed in the
submitted TTA prepared by Punch Engineering – please refer to section 11.2 and Table 11-3 of same.
It is proposed to provide 526 no. secure cycle parking spaces on the proposed development site. 302 no.
spaces are to be provided for the duplexes (240 no. residents spaces and 62 no. visitor spaces). 42 no. spaces
for the apartments (32 no. residents spaces and 10 no. visitor spaces). This is in excess of the Sustainable
Urban Housing: Design Standards for New Apartments Cycle parking space requirements. A further 160 no.
spaces will be provided for the mid terrace houses, and 22 no. spaces are to be provided to serve the proposed
creche.
In relation to complying with policy objective CPO 16.37 of the CDP, the proposed development of 212 no.
dwellings provides 943 no. bedspaces which would equate to a bicycle parking requirement of 1,049 no. bicycle
parking spaces.
There are 107 no. houses proposed within the scheme with each of those houses having the ability to
accommodate bicycle parking within its curtilage, which equates to a minimum of 2 spaces (214 no. spaces).
Notwithstanding same, 160 no. bicycle spaces are also provided for mid terraced houses, which would equate
to a total bicycle parking provision of 374 no. spaces for 107 no. houses, which further equates to c. 3.5 spaces
per house.
As outlined above, bicycle parking for the apartments and duplex units has been provided in accordance with
the Sustainable Urban Housing: Design Standards for New Apartments (2020) and where the proposed bicycle
parking may be considered to materially contravene the Development Plan, this matter has been addressed
in the submitted Material Contravention Statement prepared by Armstrong Fenton Associates – please refer
to same.
Secure cycle parking facilities have been provided within the development to meet the requirements set out in
the Sustainable Urban Housing: Design Standards for New Apartments (2020). Dedicated bicycle stores are
proposed throughout the site and can be identified on the site layout plan, with visitor bicycle stands also
provided throughout the site.
CPO 16.43 - Apply the following standards in relation to Childcare Facilities:
 Demonstrate compliance with the ‘Guidelines on Childcare Facilities, Guidelines for Planning
Authorities (2001) and Circular Letter PL3 2016 or any superseding guidelines.
 Provide justification for proposed site location.
 Provide details on accessibility, including pedestrian, cycle and public transport provisions and
linkages to the proposed development.
 Identify adequate and safe set-down and collection areas to facilitate peak traffic movements.
 Identify adequate on-site car parking for staff.
 Identify adequate play area(s) for pupils.
 New or expanded premises should have regard to traffic impact associated with the number of children
and staff to be accommodated and should provide adequate set-down areas and car parking areas to
prevent traffic congestion.
 Large scale proposals may be required to present a Mobility Management Plan to mitigate against
traffic volumes by proposing staggered opening hours and drop off times to avoid congestion at peak
times.
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The following locations are considered appropriate for the provision of childcare facilities:
 In communities/larger new housing estates.
 The vicinity of concentrations of work places, such as industrial estates, business parks and any other
locations where there are significant numbers working.
 Near schools.
 Neighbourhood and town centres.
 Adjacent to public transport corridors, park-and-ride facilities, pedestrian routes and dedicated cycle
ways.
Compliance: the proposed development includes a dedicated childcare facility (428sq.m) which will cater for
approx. 54 childcare spaces. The proposed development of 212 no. dwellings requires a childcare facility to
cater for c.57 no. children, based upon the requirements of the 2001 Childcare Facilities Guidelines. However,
as set out in the Sustainable Urban Housing: Design Standards for New Apartments (2020), 1 bed units should
not generally be considered to contribute a requirement for childcare provision. Therefore, if one discounts the
9 no. 1 bedroom units proposed, that would result in 203 no. dwellings requiring childcare services, thus requiring
a childcare facility to cater for c.54 no. children, in accordance with the 2001 guidelines.
The proposed crèche, of 428sq.m, caters for 54 no. children, with associated, dedicated external play area
(258sq.m). In addition, car and bicycle parking is provided for as well as visitor/drop off car and bicycle parking
and drop off points. The proposed floor area of the crèche includes sufficient additional floorspace
accommodating kitchen, toilet facilities, nappy changing room, sleep area, and staff and administration
facilities. Details of the proposed crèche are set out on the enclosed drawing no. 6253-P-301 – please refer
to same.
The location has been selected based upon pre-planning consultation feedback from the Planning Authority. It
is considered that the location of the creche at the front of the site, visible from the R394 will aid its viability. The
crèche is afforded its own dedicated play space, car parking, drop off points and bicycle parking. Its proposed
location at the south-eastern part of the site allows for proximate access to the Mullingar Educate Together
School to the south, on the opposite side of the R394, with a new pedestrian crossing also proposed as part of
this application. This, along with new pedestrian / cyclist links through the site from the R394 onto the R393 to
the north which will allow for sustainable transport modes associated with the crèche.
Archaeology
CPO 16.60 - In the assessment of any application for development which is sited within the designated zone of
archaeological potential and/or on sites on or abutting monuments identified by the Sites and Monuments
Record, any may affect archaeological remains due to ground and sub-surface works and disturbance, the
following considerations will be taken into account:
 Development proposed within designated Zones of Archaeological Potential and in sites on or abutting
Monuments identified by the Sites and Monuments Record, the Council will refer applications for
proposed developments to National Monuments Service of the Department of the Arts, Heritage and
the Gaeltacht, to ascertain their requirements and consider their response to same.
 A preliminary archaeological investigation by a licensed archaeologist will normally be required where
a proposed development would result in significant ground disturbance within a Zone of Archaeological
Potential.
 A comprehensive archaeological report from a licensed archaeologist will normally be required to be
submitted to the Council and to National Monuments Service of DoECLG, for their assessment, prior to
the commencement of any development on site, or where considered appropriate prior to the decision
by the Council on a Planning Application.
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Where a proposed development would result in significant ground disturbance leading to potentially
significant archaeological implications in a Zone of Archaeological Potential or in sites on or abutting
Monuments identified by the Sites and Monuments Record it will be a requirement that a licensed
archaeologist be retained on site to monitor all site works, and in appropriate circumstances the
preservation of all or part of any archaeological material so discovered will be required.

Compliance: There is an existing Recorded Monument Ref. WM019-046 (Ringfort) in close proximity to the
site. Therefore, the subject site has been subject to Archaeological Impact Assessment and we enclose the
Archaeological Impact Assessment report undertaken by Archaeological Management Solutions Ltd., which
confirms that there are two recorded archaeological monuments fall within the 1km study area. There are no
recorded archaeological monuments on the Site, however there is one recorded archaeological site located
adjoining the site. Sarsanstown ringfort (WM019-046----) lies on the west side of the site and its Zone of
Notification extends c.30m into the western portion of the Site. The only other recorded monument within the
1km Study Area is the site of a standing stone (WM019-089003) located 760m east of the Site, within modern
Mullingar town.
Therefore, the proposed development has been sufficiently set back from the identified area of archaeological
potential with the submitted Archaeological Impact Assessment confirming that proposed development will
not directly impact any known cultural heritage assets or previously designated recorded architectural heritage
sites.

Conclusion Statement of Consistency:
The proposed development is consistent with the Westmeath County Development Plan 2021-2027, the
Development Plan policies and objectives for Housing and the relevant Development Plan Development
Management Standards.
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4.4.2

Mullingar LAP, 2014-2020 (MLAP)

The Mullingar Local Area Plan 2014-2020 (hereafter ‘MLAP’) sets out an overall strategy, policies and objectives
for Mullingar and environs for the period 2014 to 2020. Since the making of the MLAP, the Westmeath County
Development Plan (CDP), 2021-2027, has been adopted and come into effect. The CDP contains the following
policy objective:
CPO 2.6: Prepare a Local Area Plan (LAP) for Mullingar to align with the RSES and this Core Strategy.
A new MLAP has not yet been prepared or adopted given the recent adoption of the CDP. While the current
CDP provides for development management standards, policies and objectives that are applicable to the
proposed development, that may supersede the MLAP, we will set out the relevant provisions relating to
residential and ancillary development from the MLAP as follows:
Zoning
The subject lands are the subject of 2 zoning designations. The vast majority of the site is zoned ‘Proposed
Residential’ while a small parcel included within the red line, at the south-eastern part of the site is zoned ‘Open
Space’, while to the overall east of the site, lands are zoned ‘Open Space’.
In both new and established residential areas, a range of uses will be permitted in principle, in addition to
housing, which has the potential to strengthen communities and encourage the enjoyment of residential amenity.
Such uses may include local shops, crèches, schools, nursing homes, open space and recreation facilities.
These may be permitted provided they are appropriate in scale and do not unduly interfere with the predominant
residential land use.

Fig. 3: MLAP Zoning Map
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Fig. 4:

Core Strategy
The MLAP exists within a hierarchy of plans emanating from the National Spatial Strategy 2002-2022 at national
level, to the Midland Regional Planning Guidelines 2010-2022 at regional level, to the Westmeath County
Development Plan 2014-2020, at county level - all of which have been superseded by the new Westmeath
County Development Plan 2021-2027, the National Planning Framework and the RSES
The MLAP states that “the population target for Mullingar derived from the RPGs for 2020 is 30,934,
representing an increase for the period 2011 - 2020 of 10,831 persons. Mullingar has experienced 9.2%
growth since 2006. Significant progress is required to achieve 2016 targets. These targets set the
framework for planning policy at local level. On the basis of these targets, it is estimated that 193 hectares
of residential zoned land including mixed use lands where residential development is also appropriate, will
be required to accommodate the population growth envisaged for the Linked Gateway Town of Mullingar
up until 2020, at an average density of 35 units per hectare”. (It should be noted that the current CDP 20212027 states that the 2006 population of Mullingar was 20,928 persons which is c. 10,000 persons less than
the 2020 population target for the town).

Fig. 5 - Table 2.3 of the MLAP “Regional Population Target and Housing Allocation for
Mullingar 2011-2020 based on an average household size of 2.4.
RATHGOWAN SHD

STATEMENT of CONSISTENCY

75

The Core Strategy, which forms part of the Westmeath County Development Plan 2014- 2020, sets out high
level policy to direct the future development of Mullingar Town and its environs, taking account of adopted
Regional and National policy, in order to strive towards coordinated sustainable development. The preferred
Development Strategy for Mullingar, as advocated in the County Core Strategy is based upon strengthening the
town centre, facilitating job creation and regeneration, supporting its rural hinterland and careful management
of the town’s environment and natural assets.
Section 2.6 of the MLAP states that in relation to “Housing”, the aim of the LAP is “to facilitate the provision of
high quality residential development in sustainable communities and provide an appropriate mix of house sizes,
types and tenures in order to meet the different household needs of the people of Mullingar”.
In accordance with the Gateway Status of the Town, as prescribed in both the Midland Regional Planning
Guidelines 2010-2022 and the County Settlement Strategy, the MLAP states that the number of residential units
required to meet projected population targets for Mullingar over the lifetime of this Local Area Plan is 4,471 units.
This figure is a maximum target number. The majority of additional residential units required to meet the 2020
population maximum target will be provided for on residential zoned land on greenfield sites and Mixed Urban
Core / General Urban Core areas within the three Framework Plan areas, together with some brownfield sites
located close to and within the town centre. The MLAP identifies that c. 3,200 units max can be accommodated
within the three Framework Plan areas which would leave c.1,270 units to be accommodated elsewhere in
Mullingar, i.e. on greenfield sites such as the subject site.
Statement of Consistency:
Having carried out a planning search of the lands subject to the three framework plans, since the adoption of
the LAP, c. 170 no. dwellings have been permitted and therefore there is significant capacity within the Core
Strategy of the MLAP to accommodate the proposed development.
The following are stated policies set out in the MLAP:
P-H1 - To facilitate residential development in Mullingar in line with its designation as a Linked Gateway Town,
as prescribed in the Regional Planning Guidelines and the County Development Plan, and to ensure that this
development reflects the character and setting of the existing built form, in terms of structure, pattern, scale,
design and materials with adequate provision of open space, and which also protects the amenities of existing
dwellings.
P-H7 - To ensure the provision of a suitable range of house types and sizes to facilitate the demographic profile
of the town.
P-H8 - To have regard to the provisions of the ‘Guidelines on Sustainable Residential Development in Urban
Areas’(2009) and the accompanying ‘Urban Design Manual’ in assessing applications for housing development.
P-H9 - To require diversity in the form, size and type of dwellings within residential schemes.
P-H12 - To ensure that the density and design of development respects the character of the existing and historic
town in terms of structure, pattern, scale, design and materials with adequate provision of open space.
P-HT1 - To ensure a mix and range of housing types and in particular two bedroom accommodation, to meet
the diverse needs of residents of the town.
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P-HT2 -To ensure all new residential scheme are designed so that units are easily adaptable in the future to
accommodate housing for life.
P-SR10 - To ensure the development of sustainable residential communities through the promotion of
innovative, high quality building design and layouts that prioritise non-car based movement and provide for a
high level of permeability, accessibility and connectivity to the existing built environment, services and facilities.
P-SR12 - To require and co-operate in the provision of community facilities in tandem with residential
development including, in particular, local services, schools, crèches and other education and childcare facilities.
P- SR13 - To encourage appropriate densities for new housing development in different locations in the town,
whilst recognising the need to protect existing residential communities and the established character of the area.
Statement of Compliance
The proposed development is located on a zoned site within 1.5km of the Key Town / County Town of Mullingar.
The proposed development consists of 212 no. dwellings comprised of a mix of 2, 3 and 4 bed houses as well
as 105 no. 1, 2, 3 and 4 bedroom apartments and duplex units, with an overall net density of 35 units per
hectare, which complies with national guidance on same as well as the recommended density for the subject
site in the MLAP.
The proposed development caters for variety in housing tenure, providing the following dwelling mix:
Dwelling
Type

1 bed

2 bed

3 bed

4 bed

Total

% Mix

Houses

0

31

70

6

107

50%

Duplex Units

0

41

45

0

86

41%

Apartments

9

10

0

0

19

9%

Total No.

9

82

115

6

212

100%

% Mix

4%

39%

54%

3%

100%

-

Table 7: Overall Proposed Dwelling Mix

The site layout plan takes into consideration the character and scale of adjoining housing at Ardilaun Heights
and Rathgowan Wood/Rathgowan Park. The site layout plan also incorporates open spaces, pedestrian and
cyclist paths and a childcare facility. The site enjoys close proximity to existing educational and local
neighbourhood facilities. The proposed development includes pedestrian and cyclist paths that can connect
to existing infrastructure thus promoting sustainable transport modes. Taking all of the foregoing into
consideration, it is put forward that the proposed development complies with policies and objectives of the CDP
in relation to housing (section 2.7).
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Section 2.11 of the MLAP refers to Residential Density, and states that “the Department of Environment, Heritage
& Local Government Guidelines on ‘Sustainable Residential Development in Urban Areas’ (2009) outline
sustainable approaches to the development of urban areas. The Guidelines promote increased densities in
locations where there is appropriate infrastructure, compliance with open and private space requirements, would
not give rise to undue impact on amenities and is in keeping with the character of the area”.
Residential Density
Section 2.11 of the MLAP refers to density, with the MLAP promoting the guidance contained in the Department
of Environment, Heritage & Local Government Guidelines on ‘Sustainable Residential Development in Urban
Areas’ (2009) which outline sustainable approaches to the development of urban areas.
The Guidelines promote increased densities in locations where there is appropriate infrastructure, compliance
with open and private space requirements, would not give rise to undue impact on amenities and is in keeping
with the character of the area. Densities and detailed residential layouts are prescribed in the Framework Plans
contained in Chapter 8 of the MLAP. Outside the Framework Plans in the town (such as the subject lands), the
densities promoted in Fig.6 will apply:

Fig. 6: Extract of Table 2.6 “Residential Densities for Mullingar”

In this regard, the ‘Outer Suburban / Greenfield’ category is the most applicable, with a guiding density range of
30-35 u/ha.
Statement of Consistency
The area of the application site is 6.37 hectares, i.e. the area within the red line of application. However, the
application site includes an area open space that is zoned “Open Space” in the south-eastern part of the site,
which equates to c.0.2Ha (refer to Fig. 7 overleaf). Within this area of open space, it is proposed to relocate
an existing underground attenuation tank and to accommodate a pedestrian and cycle path from the R394 into
the development, both of which have been discounted from the overall gross application site area for density
calculation purposes.
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Fig. 7 –Subject application site outlined in red which includes lands zoned
“Proposed Residential” & “Open Space”

Fig. 8 –Extract from submitted Site Location Map (drawing no. P-001) which identifies in green area along R394, outside of the
subject site that is included in the overall application site to accommodate bus stop area and pedestrian crossing
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In addition, an area is also included within the red line of application to accommodate a proposed bus stop and
pedestrian crossing outside of the site at the R394 (refer to Fig. 8). This area equates to 0.2Ha and is also
discounted from the gross site area to determine the net developable area of the subject site.
Combining both of the aforementioned areas (c.0.4Ha) and discounting same from the area of the red line of
application, leaves a net developable area of c.5.96Ha. For the calculation of density, the proposed
development of 212 no. dwellings and creche will occur on a net developable site area of c.5.96Ha, thus
producing a net density of 35.5 units per hectare.
The subject site is a greenfield site on the edge of the urban area of Mullingar, the County town, designated a
“Key Town” by the RSES. It can also be described as an Outer Suburban / Greenfield Site and under section
5.11 of the Guidelines on Sustainable Residential Development in Urban Areas, 2009, which define such sites
as “as open lands on the periphery of cities or larger towns”. The same guidelines state that “the greatest
efficiency in land usage on such lands will be achieved by providing net residential densities in the general
range of 35-50 dwellings per hectare and such densities (involving a variety of housing types where possible)
should be encouraged generally. Development at net densities less than 30 dwellings per hectare should
generally be discouraged in the interests of land efficiency, particularly on sites in excess of 0.5 hectares”.
Taking the aforementioned into account, the proposed density of 35.5 units per hectare is considered
appropriate.
The Westmeath County Development Plan 2021-2027 states, under section 3.7 “Residential Densities”, that
“higher densities will be applied to the higher order settlements of Athlone and Mullingar to align with their roles
as Regional Growth Centre and Key Town, subject to good design and development management standards
being met”.
Taking all of the above into consideration, it is put forward that the proposed development of 212 no. units on
a site zoned “Proposed Residential”, with a net developable area of c.5.96Ha, which produces a net and gross
density of 35.5 units per hectare, accords with Mullingar’s status as a Key Town and also with the density
guidance/requirements as set out in (i) the Guidelines on Sustainable Residential Development in Urban Areas
(2009) and (ii) the Westmeath County Development Plan 2021-2017.
The Mullingar Local Area Plan (hereafter MLAP) recommends a density of 30-35 units per hectare for new
development (Section 9.9.4). It is considered that the proposed density is consistent with the recommended
densities of the MLAP by achieving sustainable sequential growth appropriate to the location of the subject
site within the development boundary of Mullingar.
We also note that the Department of Housing, Local Government & Heritage issued Circular Letter: NRUP
02/2021 in April 2021 to An Bord Pleanála and Planning Authorities providing clarity in respect of the application
of density requirements. The Circular states that “while the Sustainable Residential Development Guidelines
clearly encourage net densities in the 35-50 dwellings per hectare range within cities and larger towns, net
densities of 30-35 dwellings per hectare may be regarded as acceptable in certain large town contexts and net
densities of less than 30 dwellings per hectare, although generally discouraged, are not precluded in large
town locations. These ‘outer suburban’ provisions apply to cities and larger towns, and the Sustainable
Residential Development Guidelines define larger towns as having a population in excess of 5,000 people.
Large towns therefore range from 5,000 people up to the accepted city scale of 50,000 people. Given the very
broad extent of this range and variety of urban situations in Ireland, it is necessary for An Bord Pleanála and
Planning Authorities to exercise discretion in the application and assessment of residential density at the
periphery of large towns, particularly at the edges of towns in a rural context. Accordingly, the full range of
outer suburban density, from a baseline figure of 30 dwellings per hectare (net) may be considered, with
densities below that figure permissible subject to Section 5.12 of the Sustainable Residential Development
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Guidelines”. The Circular also references the National planning Framework (NPF) and provides that there is
a need for more proportionate and tailored approaches to residential development and that it is necessary to
adapt the scale, design and layout of housing in owns to ensure that suburban or high density urban
approaches are not applied uniformly and that development responds appropriately to the character, scale and
setting of the town. Taking this into account, as well as the design applied to the proposed development, and
give the locational context of the subject site and its topography, it is considered that the proposed development
achieves an appropriate and efficient density on this zoned site, located on the western edge of Mullingar (A
“Key Town”) and the proposed density is consistent with national guidelines, and national and local policy
regarding density.
The proposed net density of development on the subject site is 35.5 units per hectare which accords with the
requirements for density set out in the Guidelines on Sustainable Residential Development in Urban Areas,
2009 and the Westmeath County Development Plan 2021-2027. However, where the proposed density of
35.5 units per hectare may be considered to materially contravene the MLAP, this matter has been addressed
in the submitted Material Contravention Statement prepared by Armstrong Fenton Associates – please refer
to same.
Residential Layout and Design
The MLAP states that the Council’s primary aim in relation to residential development is to deliver high quality
sustainable living environments which are attractive, safe and vibrant and meet the needs of the residents and
the community. The companion Urban Design Manual to the Department of Environment, Heritage & Local
Government Guidelines on ‘Sustainable Residential Development in Urban Areas’ (2009) sets out criteria that
can be applied to the design and layout of new residential development at a variety of scales of development
and in various settings. These principles will be applied to new residential schemes in the town.
The following are the stated policies in the MLAP:
P-RLD1 - To achieve attractive and sustainable development and create high standards of design, layout and
landscaping for new housing development.
P-RLD3 - To require that appropriate provision is made for amenity, public open space and social infrastructure
as an integral part of new residential or extensions to existing developments.
P-RLD5 - To ensure that all residential properties are designed with flexible and adaptable layouts to suit the
home owner with regard to Lifetime Homes.
P-RLD6 - To ensure that all new urban development especially in and around the town centre is of a high
design and layout quality and supports the achievement of successful urban spaces and sustainable
communities.
P-RLD7 - To require applications for residential developments over 30 units to demonstrate the provision of
an appropriate mix of dwelling types having regard to the following:







The nature of the existing housing stock and existing social mix in the area;
The desirability of providing for mixed communities;
The provision of a range of housing types and tenures;
The need to provide a choice of housing, suitable for all age groups and persons at
different stages of the life cycle;
The need to cater for special needs groups
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P-RLD8 - To require applications for residential developments over 50 units, to demonstrate how the proposed
increase in population will be accommodated in terms of education provision.
P-RLD9 - To require permeable layouts within housing schemes and connectivity to adjoining areas and
amenities.
P-POS1 - To ensure that the provision of public and private open space for new residential development is of
a high standard, overlooked and integral to the overall development. Narrow tracts of land or ‘left over areas’
will not be included within open space provision.
P-POS2 - To require a detailed landscaping plan with all new housing developments by a suitably qualified
professional. The landscaping design shall include a survey of the existing natural features on the site.
Statement of Consistency
The proposed development has been designed to take into account urban design principles. Section 4.2.1
above outlines how the proposed development complies with the 12 urban design criteria set out in the Urban
design Manual and how these design principles have been applied to the proposed development. These urban
design criteria are further addressed in the submitted Architectural Design Rationale prepared by BKD Architects
– please refer to same.
The proposed layout provides for permeability, connectivity to adjoining lands, provision of open spaces that are
useable and cater for various forms of recreation whilst also being passively supervised by the proposed
dwellings. Landscaping proposals are submitted detailing planting and play items – refer to the submitted
drawings and rationale document prepared by RMDA Landscape Architects.
A mix of dwelling types are proposed in terms of unit typology and size thus catering for various household
formations. The houses can all be extended without having a detrimental impact on the surrounding residential
amenities and character. All of the houses can accommodate conversions and extensions, as appropriate. The
internal space is also flexible and allows for the removal / addition of walls etc. to create different spaces
according to needs.
Apartments
The MLAP requires that where apartments are proposed, that “applications must demonstrate how the proposal
contributes to place making and the identity of the area. Regard shall be had to the Sustainable Urban Housing:
Design Standards for Apartments, Guidelines for Planning Authorities, September 2007 in the overall design
and layout of apartment developments. Higher density schemes will only be considered where they exhibit a
high architectural design standard creating an attractive and sustainable living environment”.
The following are stated polices in the MLAP:
P-APT1 - To require the establishment of management companies for apartment developments as part of a
grant of planning permission.
P-APT2 - To ensure that all apartments provide adequate facilities for the storage, separation and collection of
waste (organic, recyclable and landfill waste) and ensure the ongoing operation of these facilities.
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P-APT4 - To require standards for open space provision to be met in all Apartment Schemes in accordance with
Sustainable Urban Housing: Design Standards for New Apartments, Department of the Environment, Heritage
and Local Government (2007) or as may be amended.
Statement of Consistency
Notwithstanding the stated policies of the MLAP, the proposed apartments have been designed in accordance
with the more up to date 2020 the Sustainable Urban Housing Design Standards for New Apartments and the
submitted Housing Quality Assessment demonstrates compliance of the proposed apartments with same.
Communal and private open space is proposed to serve the proposed apartments in accordance with the
aforementioned Guidelines.
The proposed apartments will be under the control of a management company and details of areas to be takenin-charge are provided on the submitted architect’s drawing no. P-005 “Taking in Charge” drawing.
Dedicated bin stores are proposed for the apartments, which will be under the control of a management
company.
Residential Development
The MLAP envisages that the majority of new residential development will occur within the three Framework
Plan locations – i.e. Robinstown, Ardmore / Marlinstown and Mullingar South. In addition to these areas,
residential development is also ‘provided for along the C-link, to the west of the town…The combined area
available for residential development, outside the Framework Plans, including the aforesaid area along the Clink
is 45 ha.’
Note: the subject site is not located within one of the three identified framework plan locations.
The Plan goes on to state that in ‘recent years, there has been a significant volume of dwellings constructed
along the C-Link, without the requisite supporting social infrastructure in that area. The plan aims to address this
issue.’
The following criteria are listed in the MLAP that will be considered in the assessment of new housing
development proposals:








The capacity of the infrastructure to cater for future population;
The adequacy of community facilities;
Appropriate density, high standards of design and an appropriate mix of housing;
Adequate privacy for individual houses and apartments and the protection of existing residential amenity.
The safety and permeability of proposed layouts;
Appropriate provision is made for amenity and public open space as an integral part of new development
proposals;
Design principles outlined in the Urban Design Manual published by the Department of Environment,
Heritage and Local Government, together with Urban Design and the Development Management
Standards, set out in this Plan should be referenced with regard to the development of residential areas
in the town.
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Statement of Consistency
It is considered that het proposed development of 212 no. dwellings on a zoned, outer suburban / greenfield
site, at a density of c.35 units per hectare is appropriate. A wide range of unit types are proposed at a scale that
is characteristic of the receiving environs. The proposed apartments are significantly set back from existing and
proposed housing so as not to have any impacts on residential amenity, while the proposed building heights
comply with the guidance set out in the current Urban Development and Building Heights Guidelines, 2018.
Open spaces are provided for throughout that are passively overlooked, useable and marries into existing open
space in an improved condition. Detailed landscaping proposals accompany this application setting out the
design and function of the open space – refer to the submitted details by RMDA Landscape Architects.
The proposed site layout plan has been designed in terms of compliance with DMURS and urban design
guidance, with detailed, separate reports addressing same submitted as part of this application i.e. “Movement
& Connectivity and Illustration of compliance with: Design Manual for Urban Roads and Streets 2019 and The
National Cycle Manual 2011” prepared by Punch Consulting Engineers, Architectural Design Rationale prepared
by BKD Architects and section 4.2.1 of this report.
This application is also accompanied by a Social infrastructure Assessment which finds that the area within
which the subject site is located is well served by existing social and community infrastructure, and that the
future population of the development will be readily supported by same – please refer to this separate document.
Community Infrastructure
In relation to Community Infrastructure, the following are stated polices of the MLAP:
P-CI2 - To ensure that applications for new residential developments make suitable provision for the social,
community and recreational needs of the future residents of such schemes, unless it can be established that the
needs of the new residential development can be adequately served by existing community facilities in the area.
P-CI6 - To encourage and support the provision of sufficient childcare facilities to support new and existing
communities in Mullingar, in accordance with the Guidelines for Planning Authorities on Childcare Facilities
(June 2001).
P-CI7 - To encourage the establishment of high quality childcare facilities in suitable locations in Mullingar, such
as neighbourhood centres, areas of concentrated employment, in the vicinity of schools, adjacent to public
transport corridors and/or pedestrian areas, and in larger new housing estates.
Statement of Consistency
The proposed development includes a dedicated childcare facility of 428sq.m that is to cater for approx. 54 no.
childcare spaces. As per pre-planning discussions, with the Planning Authority, the creche is to be positioned in
the south-east part of the site, addressing the R394 Relief Road. It is considered this use is compatible at this
location occupying a prominent location for passers by, having direct access to existing roads and path
infrastructure and compliment the educational use to the south (Mullingar Educate Together primary school).
This application is also accompanied by a Social infrastructure Assessment (SIA) which finds that the area within
which the subject site is located is well served by existing social and community infrastructure, and that the
future population of the development will be readily supported by same – please refer to this separate document.
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The SIA has demonstrates that the extra demand created by the development for primary and post-primary
educational facilities will be relatively low in relation to current levels of local provision, and it is submitted that
the likely demand for additional school spaces arising from the development will not create undue strain on
existing school facilities in the area.
The SIA has demonstrated that the study area is well served by existing health and wellbeing providers, third
level education facilities, sports and recreation facilities, and other community facilities which adequately cater
for the existing residential population and proposed increase that will arise from this development.
Please refer to the submitted SIA for more details.
Open Space
The MLAP identifies 211ha of land zoned for Open Space. Map 5.1 (extract below) outlines the hierarchy and
distribution of open space amenities in the town. Existing provision in the town ranges from pockets of land
within housing estates to playing fields associated with sporting clubs, to linear tracts along the canal to the
Town Park. The MLAP states that “in general, there is a balanced distribution of both passive and active open
space throughout Mullingar, with the exception of the west side of town”. We note that the lands to the immediate
east of the application site are zoned Open Space and are identified as park land in Map 5.1 below.

Adjoining
open space

Fig. 9 - Map 5.1 of MLAP “Distribution of Open Spaces in Mullingar”.

RATHGOWAN SHD

STATEMENT of CONSISTENCY

85

In relation to Open Space, the following are stated polices of the MLAP:
P-OSR7 - To develop and facilitate the provision of public open spaces in accordance with standards depicted in
the Sustainable Residential Development in Urban Areas – Guidelines for Planning Authorities (2009).
Statement of Consistency
The proposed development provides for c. 16% of public open space, with landscaping proposals submitted which
detail that a variety of open spaces and function are proposed, as well as panting details. The open spaces are
located proximate to dwellings for maximum usage and are passively overlooked. It is proposed to marry open
spaces with existing open space in a more consolidated form which will be a benefit to existing and future
residents.
The proposed development overlooks the adjoining Open Space zoned lands and does not impact on same, save
for the relocation of an existing underground attenuation tank that is necessary to deliver the proposed housing.
This will not impact on this piece of land being used for open space use in the future. The proposed layout also
provides for pedestrian and cycle paths along its eastern edge adjacent to the open space lands which may in the
future encourage active use of the open space lands.
Transport
The following are stated polices of the MLAP in terms of transport:
P-TM5 - To promote the development of walking and cycling in the Mullingar area. Cycling and walking are
environmentally friendly, fuel-efficient and healthy modes of transport, and their development is in line with the
principles of sustainability.
P-TM7 - To require that adequate covered facilities be provided for the secure parking of bicycles, in all major new
developments, such as offices, apartments, retail and industrial schemes.
Statement of Consistency
The proposed development is located 1.5km from the town centre of Mullingar. Existing footpaths are outside of
the site along the R394 Relief Road that the proposed development can directly connect into thus supporting
sustainable modes of transport. In addition, should existing paths require to be upgraded in the future along the
R394, the proposed development is sufficiently set back to allow for such upgrades. The proposed development
caters for pedestrian and cyclist permeability throughout the entire site, as well as providing direct links to the
north onto the R393 Ashe Road which also connects to the town. A new pedestrian crossing is proposed across
the R394 as part of this application for permission which will further aid sustainable modes of transport.
Bicycle parking to serve the proposed development is provided in accordance with the Sustainable Urban
Housing: Design Standards for New Apartments section 4.17. Section 11.2 of the submitted Traffic and Transport
Assessment Report prepared by Punch Consulting Engineers provides further details. However, it is proposed to
provide 526 no. secure cycle parking spaces on the proposed development site. 302 no. spaces are to be provided
for the duplexes (240 no. residents spaces and 62 no. visitor spaces). 42 no. spaces for the apartments (32 no.
residents spaces and 10 no. visitor spaces). This is in excess of the Sustainable Urban Housing: Design Standards
for New Apartments Cycle parking space requirements. A further 160 no. spaces will be provided for the mid
terrace houses, and 22 no. spaces are to be provided to serve the proposed creche. Dedicated bicycle stores are
proposed throughout the development, with dedicated stands provided at the creche and as visitor parking
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allocated throughout the site – details of same are provided on the submitted Site Layout Plan (drawing no. p003) and on drawing no.s P-401 & 402, all prepared by BKD Architects – please refer to same.
Archaeology
The following are stated polices of the MLAP in terms of archaeology:
PARC1 - To protect the archaeological heritage of the town in accordance with Departmental Guidelines.
PARC2 - To strictly control development that may be detrimental to any feature or site of archaeological
significance or that may seriously detract from the interpretation and setting of these sites.
PARC4 - To ensure that all sites of archaeological potential are protected from development that may injure any
potentially important archaeological features or sites.
Statement of Consistency:
There is an existing Recorded Monument Ref. WM019-046 (Ringfort) in close proximity to the site. Therefore,
the subject site has been subject to Archaeological Impact Assessment and we enclose the Archaeological
Impact Assessment report undertaken by Archaeological Management Solutions Ltd., which confirms that
there are two recorded archaeological monuments fall within the 1km study area. There are no recorded
archaeological monuments on the Site, however there is one recorded archaeological site located adjoining
the site. Sarsanstown ringfort (WM019-046----) lies on the west side of the site and its Zone of Notification
extends c.30m into the western portion of the Site. The only other recorded monument within the 1km Study
Area is the site of a standing stone (WM019-089003) located 760m east of the Site, within modern Mullingar
town.
Therefore, the proposed development has been sufficiently set back from the identified area of archaeological
potential with the submitted Archaeological Impact Assessment confirming that proposed development will not
directly impact any known cultural heritage assets or previously designated recorded architectural heritage
sites.
Development Management Standards
Chapter 9 of the MLAP sets out the necessary development management standards with the MLAP stating
that “the design of schemes should promote best practice in architectural design, consistent with the aims of
the “Government Policy on Architecture 2009-2015’ (Department of Environment, Heritage and Local
Government, 2009). The Planning Authority will require all planning applications for 20 houses or commercial/
industrial developments over 1,000sq.m to include a ‘Design Statement’”.
Compliance:
As outlined above, the 12 urban design principles set out in the 2009 Urban Design Manual have been applied
to the design of the scheme to provide for connectivity, inclusivity, distinctiveness and adaptability – refer to
the foregoing section 4.2.1 of his Statement of Consistency. BKD Architects have prepared the submitted
Architectural Design Rationale – please also refer to same.
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Building Height
The MLAP refers to “tall buildings” and states that “tall buildings over 3-4 storeys are generally considered to
be inappropriate for residential use in Mullingar”.
Compliance:
Notwithstanding this, we note that planning guidance has changed considerably since the adoption of the
MLAP in 2014 in relation to “building height”. Section 3.6 of the County Development Plan states that with
housing generally, “the scale and extent of apartment development should increase in relation to proximity to
core urban centres and other relevant factors in line with the standards, principles and any specific planning
policy requirements (SPPRs) set out in the ‘Urban Development and Building Heights Guidelines for Planning
Authorities’ (2018) and the ‘Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for
Planning Authorities’ (2018)”.
In addition, policy CPO 3.15 of the CDP states: “To support the development of quality residential schemes
with a range of housing options having regard to the standards, principles and any specific planning policy
requirements (SPPRs) set out in the ‘Sustainable Residential Development in Urban Areas Guidelines for
Planning Authorities’ (2009); ‘Urban Development and Building Heights Guidelines for Planning Authorities’
(2018) and the ‘Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for Planning
Authorities’ (2018)”.
Furthermore, the current Development Management Standards of the CDP contains the following policy
objective: CPO 16.2 - Achieve the delivery of high-quality built environments ensuring that development is
designed to a high standard in line with the Sustainable Residential Development in Urban Areas – Guidelines
for Planning Authorities and Best Practice Urban Design Manual (DoECLG 2009), the ‘Urban Development
and Building Heights Guidelines for Planning Authorities’ (2018) and ‘Specific Planning Policy Requirements’
(SPPRs) 1 – 4 (inclusive), the core strategy for the county and other planning considerations.
Taking the above into account, it is put forward that the proposed apartment building at 4 storeys complies
with the current County Development Plan and the 2018 the ‘Urban Development and Building Heights
Guidelines for Planning Authorities’, both of which supersede the MLAP, and therefore the proposed buildings
heights are appropriate. In addition, the proposed building is not over 4 storeys in height and is therefore
compliant with the MLAP. However, where the proposed building heights of 3 and 4 storeys may be considered
to materially contravene the MLAP, this matter has been addressed in the submitted Material Contravention
Statement prepared by Armstrong Fenton Associates – please refer to same.
We enclose a daylight and sunlight assessment of the proposed apartments, prepared by Digital Dimensions,
which finds that there would be a good quality of daylight in the apartments analysed, and that the proposed
development meets the recommendations of the BRE guidelines – please refer to same enclosed.
Density
Section 9.9.4 of the MLAP states that the Planning Authority will have regard to the principles as outlined in the
Department of Environment, Heritage and Local Government publication ‘Sustainable Residential Development
in Urban Areas – Guidelines for Planning Authorities’ (2009) and the accompanying Urban Design Manual (2009)
and Smarter Travel Policy. Within these policies and guidelines a range of residential densities are prescribed
dependent on location, context, scale and availability of public transport. Recommended densities in Mullingar
range from 35-50 units per hectare, depending on location. In outer suburban locations, a density of 35-50 units
is applicable.
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Notwithstanding the standard set out under section 9.9.4 of the MLAP, we are conscious of the text stated under
Section 2.11 of the MLAP which also refers to density, under which it is stated that the MLAP promotes the
guidance contained in the Department of Environment, Heritage & Local Government Guidelines on ‘Sustainable
Residential Development in Urban Areas’ (2009) which outline sustainable approaches to the development of
urban areas.
The Guidelines promote increased densities in locations where there is appropriate infrastructure, compliance
with open and private space requirements, would not give rise to undue impact on amenities and is in keeping
with the character of the area. Outside the Framework Plans in the town (such as the subject lands), the densities
promoted in Fig. 9 will apply:

Fig. 9: Extract of Table 2.6 “Residential Densities for Mullingar”

Statement of Consistency
The proposed development is located on an Outer Suburban / Greenfield site and has a net density of 35.5
units per hectare, thus complying with:
i.

the guidance set out in Table 2.6 of the MLAP;

ii.

the required density of 35-50 units per hectare outlined under section 9.9.4 of the MLAP and

iii.

the guidance set out for Outer Suburban / Greenfield’ sites (section 5.11) of the ‘Sustainable Residential
Development in Urban Areas – Guidelines for Planning Authorities’ (2009).

However, where the proposed density of 35.5 units per hectare may be considered to materially contravene
the MLAP, this matter has been addressed in the submitted Material Contravention Statement prepared by
Armstrong Fenton Associates – please refer to same.
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Plot Ratio
Indicative plot ratios set out in the MLAP are:

Statement of Consistency
The proposed development has total floor area of 21,594.9sq.m (including the crèche) and based upon the
gross site area of 63,700m², produces a plot ratio of 0.33. We note that the plot ratios set out in the MLAP are
“indicative”, but it is considered that the proposed plot ratio is compliant with the MLAP.
Private Open Space
Private open space requirements for the proposed houses are to be:



For 3/4/5 bedroom houses, a minimum of 60-75m² should be provided as private open space;
1 to 2 bedroom houses, a minimum of 48m² should be provided as private open space.

For apartments, the MLAP requires the following private open space standards for outer suburban areas:



1 bedroom apartment: min. of 20m² of private open space;
2-3 bedroom apartments: min. of 30-40m² of private open space.

In outer suburban areas, the MLAP also states that private space may be in the form of communal gardens or
courtyards.
Statement of Consistency
The proposed development includes 19 no. 1 and 2 bed apartments accommodated in 1 no. building, and 86
no. 2 and 3 bed duplex units. The proposed apartments have been designed in accordance with the 2020
Sustainable Urban Housing Design Standards for New Apartments, with private and communal open space
provided for in accordance with the requirements for same set out in these Guidelines.
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Communal open space for the apartments in the proposed 4 storey building is in the form of a semi-private /
communal open space adjacent to same. This dedicated area of 119m² exceeds the target area of communal
open space required to serve the 19 no. proposed 1 and 2 bed apartments (i.e. 115m²). This area of semiprivate/communal open space will be for the benefit of these units only and will be privately managed by a
management company.
There are 8 no. blocks of duplex units, with the 86 no. units requiring 692m² in accordance with the minimum
required areas for public communal amenity space are set out in Appendix 1 of the 2020 ‘Sustainable Urban
Housing: Design Standards for New Apartments, Guidelines for Planning Authorities’.
It should also be noted that all duplex units have enlarged terraces instead of communal open space which
are detailed in the submitted Housing Quality Assessment and exceed the minimum requirements. Communal
open space has also been provided as follows:





Block 6 – 340m²;
Block 7 – 268.9m²;
Block 8 – 216.3m²;
Total – 825.2m².

Areas of semi-private/communal open space will be for the benefit of these units only and will be privately
managed by a management company.
Private open space for the proposed houses is in the form of rear gardens, the areas of which exceed the
minimum standards of the MLAP which requires 48sq.m for 2 bed houses, 60-75sq.m for 3 – 4 - 5 bed houses.
This is detailed on the submitted Site Layout Plan (drawings no. P-003) and the HQA – please refer to both.
Private open space for the proposed apartments and duplex units is in the form of ground floor terraces and
balconies overhead and range in size from 7.2sq.m for 1 bed units, up to 19.7 sq.m for 2 bed units in the
proposed apartment building. For the proposed duplex units, the proposed private open spaces ranges from
17sq.m for a 2 bed duplex apartment up to a max of 58.2m² for a 3 bed unit. This is illustrated on the enclosed
drawings and HQA – please refer to same.
It is respectfully put forward that the guidance set out in the 2020 Sustainable Urban Housing Design Standards
for New Apartments is more up to date and supersedes the MLAP. However, where the private open space
for the proposed apartments may be considered to materially contravene the MLAP, this matter has been
addressed in the submitted Material Contravention Statement prepared by Armstrong Fenton Associates –
please refer to same.
Public Open Space
The MLAP requires that open space in housing estate areas shall normally be based on a standard of 15%
minimum of gross site area. The open space provision should be on a hierarchical system distributed
throughout the housing area, ranging from small children’s play areas, located in sight of their homes to larger
areas where recreation and games can be facilitated.
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Statement of Consistency
The proposed development provides for a total of 1.06Ha of public open space is proposed which equates to
over 17% of the developable area (5.96Ha) and over 16% of the gross application site area. The proposed
open space is easily accessible to all residents and is laid out in a manner that provides for both passive and
active uses for persons of all ages. The enclosed landscaping details outline the design of the spaces in terms
of function, planting and play. Please refer to the enclosed landscape drawings and details, prepared by Ronan
MacDiarmada & Associates Landscape Architects, which include a Landscape Rationale, Landscape
Masterplan, Boundary Treatments Plan etc.
Internal Standards for Apartments
The MLAP refers to the standards scheduled in the ‘Social Housing: Design Guidelines’, (DECLG, 1999) and
the ‘Design Standards for New Apartments’ (DECLG, 2007), in the assessment of the quality and adequacy of
residential layout.
The MLAP states that the recommended minimum floor areas and standards for apartments are as follows:

Tables 9.5, 9.6, 9.7 and 9.8 of the MLAP set out the required standards for minimum floor areas / room sizes,
room widths, storage respectively.
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Statement of Consistency
The proposed apartments have been designed in accordance with the Sustainable Urban Housing: Design
Standards for New Apartments, Guidelines for Planning Authorities’ (2020) and the submitted Housing Quality
Assessment (HQA) confirms that the proposed development complies with same.
In addition, the overall floor areas of the proposed apartments exceed the standards of the MLAP, which is
confirmed in Table 8 below:
Unit No
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
Total

Description
2 Bed / 4 person apartment
2 Bed / 4 person apartment
1 bed / 2 person apartment
2 Bed / 4 person apartment
2 Bed / 4 person apartment
1 bed / 2 person apartment
1 bed / 2 person apartment
2 Bed / 4 person apartment
1 bed / 2 person apartment
2 Bed / 4 person apartment
2 Bed / 4 person apartment
1 bed / 2 person apartment
1 bed / 2 person apartment
2 Bed / 4 person apartment
1 bed / 2 person apartment
2 Bed / 4 person apartment
2 Bed / 4 person apartment
1 bed / 2 person apartment
1 bed / 2 person apartment

Floor Area (m²)
82.9
85.9
53.4
80.2
84.9
54.6
54.8
85.9
53.4
80.2
84.9
54.6
54.8
85.9
53.4
80.2
84.9
54.6
54.8
1,324.3m²

Table 8 - Proposed Apartments

The submitted HQA confirms that the proposed apartments either meet or exceed all of the standards set out
in Tables 9.5, 9.6, 9.7 and 9.8 of the MALP – please refer to the submitted HQA.
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Phasing for Large Scale Residential Development Schemes
Section 9.9.16 of the MLAP requires that phasing details be provided such as by number of units over a certain
time period, or on completion of a particular area of a development, which is regarded as a discreet entity.
Statement of Consistency
It is envisaged that the proposed development will be delivered over four phases as follows:


Phase 1 – will consist of the delivery of the 58 no. dwellings, central area of public open space, as well
as internal roads 3-5 and associated site development works.



Phase 2 – will move westwards from Phase 1, delivering 56 no. dwellings, western area of public open
space, as well as internal roads 6-8 and associated site development works.



Phase 3 – will see the delivery of 30 no. dwellings, and creche at the front/south-eastern part of the site,
and associated site development works.

Phase 4 – will see the delivery of 68 no. dwellings, in the northern part of the site, open space and
associated site development works
Childcare
Section 9.14 of the MLAP requires that childcare facilities should comply with the provisions of ‘Childcare
Facilities: Guidelines for Planning Authorities’ (2001) and that the following locations are considered
appropriate locations for childcare facilities:
(i)
(ii)
(iii)
(iv)
(v)

In communities/larger new housing estates.
The vicinity of concentrations of work places, such as Industrial Estates, Business Parks and any
other locations where there are significant numbers working.
In the vicinity of schools.
Neighbourhood and Town centres.
Adjacent to public transport corridors, park-and-ride facilities, pedestrian routes and dedicated cycle
ways.

In relation to new housing areas a standard of one childcare facility providing for a minimum of 20 childcare
places per approximately 75 dwellings shall be provided, unless otherwise recommended by the County
Childcare Committee.
Statement of Consistency
The proposed development includes a crèche of 428sq.m located on the ground floor of the proposed 4 storey
apartment building, located in the south-eastern part of the site, facing onto both the R394 and Rathgowan
Park. The proposed development of 212 no. dwellings requires a childcare facility to cater for c.57 no. children,
based upon the requirements of the 2001 Childcare Facilities Guidelines. However, as set out in the
Sustainable Urban Housing: Design Standards for New Apartments (2020), 1 bed units should not generally
be considered to contribute a requirement for childcare provision. Therefore, if one discounts the 9 no. 1
bedroom units proposed, that would result in 203 no. dwellings requiring childcare services, thus requiring a
childcare facility to cater for c.54 no. children, in accordance with the 2001 guidelines.
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The proposed crèche, of 428sq.m, caters for 54 no. children, with associated, dedicated external play area
(258sq.m). In addition, car and bicycle parking is provided for as well as visitor/drop off car and bicycle parking
and drop off points. The proposed floor area of the crèche includes sufficient additional floorspace
accommodating kitchen, toilet facilities, nappy changing room, sleep area, and staff and administration
facilities. Details of the proposed crèche are set out on the enclosed drawing no. 6253-P-301 – please refer
to same.
The site enjoys close proximity to existing educational facilities. The proposed development includes
pedestrian and cyclist paths that can connect to existing infrastructure thus promoting sustainable transport
modes. As per pre-planning discussions with the Planning Authority, the creche is to be positioned in the
south-east part of the site, addressing the R394 Relief Road. It is considered this use is compatible at this
location occupying a prominent location for passers by, having direct access to existing roads and path
infrastructure and compliment the educational use to the south (Mullingar Educate Together primary school).
Transport
Section 9.21 of MLAP requires Mobility Management Plans (MMP) to mitigate congestion in urban areas by
providing for the transportations needs of peoples and goods in an ordered and planned manner. MMPs are
required where significant developments are proposed.
Statement of Consistency
A MMP has been prepared by Punch Consulting Engineers and is submitted as part of this application – please
refer to same.
Parking
The MLAP states that car parking for detached and semi-detached housing should be within the house site.
Car parking for apartments and terraced housing should be in informal groups overlooked by housing units.
The visual impact of large areas of car parking should be reduced by the judicious use of screen planting, low
walls and the use of textured or coloured paving for parking bays.
Car parking is required to comply with the parking standards detailed in Table 9.11 – a relevant summary of
which is as follows:




Residential 1 bedroom units – min 1 space per unit
Residential 2+ bedroom units – min 1 space per unit
Visitor Parking for Residential – 1 visitor space for every three dwellings

Cycle parking standards set out in the MLAP are as follows:


Housing Developments - 2 private secure bicycle spaces per 100 sq.m & 1 visitor space per two
housing units (Note: this is based upon the 2011, National Cycle Manual).
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Statement of Consistency
It is proposed to provide a total of 290 no. car parking spaces on the development site. The car parking
proposals are detailed in section 11 of the submitted Punch Engineering Traffic & Transportation Assessment
– please refer to same.
The proposed car parking is provided in accordance with the County Development Plan standards as set out
in Table 16.2 of same, which provides for a maximum car parking rate of 1 space per dwelling and 1 no. visitor
car parking space for every three dwellings. We note that the MLAP requires a similar minimum requirement,
therefore, in accordance with same, the proposed car parking is provided as follows:





107 no. Houses = 107 no. spaces plus 32 no. visitor spaces;
19 no. Apartments = 19 no. spaces plus 6 no. visitor spaces;
86 no. Duplex Units = 86 no. spaces plus 25 no. visitor spaces.
Total proposed = 212 no. spaces for the proposed dwellings and 63 no. visitor car parking spaces.

Car parking for houses is in the form of a mix of in-curtilage and on-street spaces. Car parking for the
apartments and duplex units is laid in in grouped parking bays close to these dwellings for convenience and in
order to provide passive surveillance of same.
Bicycle parking to serve the proposed houses is catered for within the curtilage of each property. For the
proposed apartments and duplex units, bicycle parking is provided for in accordance with the 2020 the
Sustainable Urban Housing: Design Standards for New Apartments, section 4.17, and this is detailed in the
submitted TTA prepared by Punch Engineering – please refer to section 11.2 and Table 11-3 of same.
It is proposed to provide 526 no. secure cycle parking spaces on the proposed development site. 302 no.
spaces are to be provided for the duplexes (240 no. residents spaces and 62 no. visitor spaces). 42 no. spaces
for the apartments (32 no. residents spaces and 10 no. visitor spaces). This is in excess of the Sustainable
Urban Housing: Design Standards for New Apartments Cycle parking space requirements. A further 160 no.
spaces will be provided for the mid terrace houses, and 22 no. spaces are to be provided to serve the proposed
creche.
The proposed development of 212 no. dwellings and a gross floor area of 22,534.9sq.m. The MLAP requires
2 private secure bicycle spaces per 100 sq.m & 1 visitor space per two housing units, which equates to 450
no. spaces for the residential units and 106 no. visitor spaces for the proposed development – total = 557 no.
bicycle spaces.
There are 107 no. houses proposed within the scheme with each of those houses having the ability to
accommodate bicycle parking within its curtilage, which equates to a minimum of 2 spaces (214 no. spaces).
Notwithstanding same, 160 no. bicycle spaces are also provided for mid terraced houses, which would equate
to a total bicycle parking provision of 374 no. spaces for 107 no. houses, which further equates to c. 3.5 spaces
per house.
As outlined above, bicycle parking for the apartments and duplex units has been provided in accordance with
the Sustainable Urban Housing: Design Standards for New Apartments (2020) and where the proposed bicycle
parking may be considered to materially contravene the MLAP, this matter has been addressed in the
submitted Material Contravention Statement prepared by Armstrong Fenton Associates – please refer to same.
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Secure cycle parking facilities have been provided within the development to meet the requirements set out in
the Sustainable Urban Housing: Design Standards for New Apartments (2020). Dedicated bicycle stores are
proposed throughout the site and can be identified on the site layout plan, with visitor bicycle stands also
provided throughout the site.
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5.0 Conclusion
This Statement of Consistency demonstrates the compliance of the proposed development with the relevant
national, regional and local planning policy context. The proposed development is consistent with national
policy and is generally consistent with the policies and objectives of the Westmeath County Development Plan
2021-2027 and the Mullingar Local Area Plan 2014-2020. The proposed development will result in a very
attractive place to live on zoned serviced lands in close proximity to local services.
At a national and regional level, this statement has demonstrated the compliance of the development with the
following:














Project Ireland 2040 - National Planning Framework (2018);
Rebuilding Ireland: Action Plan for Housing and Homelessness (2016);
Housing for All – a New Housing Plan for Ireland (2021);
Eastern & Midland Regional Assembly - Regional Spatial & Economic Strategy (2019);
Sustainable Residential Development in Urban Areas, Guidelines for Planning Authorities, and its
companion document Urban Design Manual – A best practice guide, (2009);
Urban Development and Building Heights Guidelines for Planning Authorities, (2018);
Sustainable Urban Housing: Design Standards for New Apartments, (2020);
Quality Housing for Sustainable Communities - Best Practice Guidelines, (2007);
Guidelines for Planning Authorities for Child Care Facilities, (2001);
Irish Design Manual for Urban Roads and Streets, (2019);
The Planning System and Flood Risk Management Guidelines for Planning Authorities, (2009);
Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning Authorities,
(2009);
Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental Impact
Assessment (2018).

At local level, this statement has demonstrated the compliance of the development with the following, statutorily
adopted Plan for the administrative area within which the subject site is located:



Westmeath County Development Plan 2021-2027;
Mullingar Local Area Plan 2014-2020.

It is therefore put forward that the proposed development will provide an appropriate form of high quality
residential development for the subject lands which have been zoned for new residential development for many
years, providing for an efficient use of lands in close proximity to the town centre of Mullingar.
The design and layout of the proposed development has been prepared following pre-planning consultation
with the Planning Authority. In conclusion, it is submitted that the proposed development is consistent with the
proper planning and sustainable development of the area, and with the relevant national, regional and local
planning policies and guidelines.
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