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Draft Meath County Development Plan 2020-2026

Executive Summary

e This submission is made by Downey Planning, on behalf of our client ] Murphy Developments
Ltd, and is submitted to Meath County Council in the context of the Draft Meath County
Development Plan 2020-2026 which is currently on public display.

e This submission seeks to amend the Draft Development Plan by removing density ranges or
high-density targets from lands in the Southern Environs of Drogheda.

e Itis submitted that providing a specific target for higher densities in the Southern Environs of
Drogheda is not justified by national planning policy.

e Furthermore, such density requirements invariably can only be provided for by constructing
apartments, which are not financially viable in the area and are not requested by the
prevailing housing market.
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1.0 Introduction

In accordance with Section 9, 10, 11 and 12 of the Planning and Development Act 2000 (as amended),
Downey Planning, Chartered Town Planners, 1 Westland Square, Pearse Street, Dublin 2, on behalf of
our client, J Murphy Developments Ltd., Block B, Bryanstown Centre, Dublin Road, Drogheda, Co.
Louth, wish to make this submission on the Draft Meath County Development Plan 2020-2026 to
Meath County Council.

This written submission is made in response to an invitation for comments from interested parties by
Meath County Council. This submission is being made within the specified timeframe for submissions
i.e. 6™ March 2020, as set out on the Draft Development Plan’s website.

The purpose of the submission is to amend the written text of the Draft Development Plan as it relates
to residential density targets within the Southern Environs of Drogheda and specifically through the
removal of maximum of densities or high-density targets.

2.0 Planning Legislation

Section 9 of the Planning and Development Act, 2000 (as amended) provides that, subject to the
requirements set out in Section 9, 10, 11 and 12 of the Act, that a planning authority must adopt a
new Development Plan every six years. The contents of the Development Plan are set out within
Section 10 of the Planning and Development Act, 2000 (as amended) and must include a strategy for
the proper planning and sustainable development of the area of the Development Plan and shall
consist of a written statement and a plan or plans indicating the development objectives for the area
in question. The process for the preparation of the Draft Development Plan is contained within Section
11 of the Planning and Development Act, 2000 (as amended) and the consultation process of the Draft
Development Plan is contained within section 12 of the Planning and Development Act, 2000 (as
amended), which states:

“12 - (1) Where the Draft Development Plan has been prepared in accordance with section

11, the planning authority shall within 2 weeks of the period referred to in section 11(5)(c)—

(a) send notice and a copy of the Draft Development Plan to the Minister, the Board, the
relevant regional authority, the prescribed authorities, any town commissioners in the
area and any city or county development boards in the area, and

(b) publish notice of the preparation of the draft in one or more newspapers circulating in its

area.

(2) A notice under subsection (1) shall state that—

(a) a copy of the draft may be inspected at a stated place or places and at stated times during
a stated period of not less than 10 weeks (and the copy shall be kept available for inspection
accordingly), and

(b) written submissions or observations with respect to the draft made to the planning
authority within the stated period will be taken into consideration before the making of the
plan”.

This submission to the draft of the Development Plan is being made in accordance with Section 12 (2)
(b) of the Planning and Development Act, 2000 (as amended) and is being submitted within the
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specified timeframe (6™ March 2020) as set out on the website of the Meath County Development
Plan 2020-2026.

3.0 Grounds of Submission

This planning submission proposes a change to the ‘South Drogheda Environs Written Statement’
section of the Draft Meath County Development Plan 2020-2026 and specifically its reference to
maximum or high-density targets within the Southern Environs area of Drogheda.

|| LecenD
Zoning Objectives

Figure 1. Zoning Map for Southern Environs for Drogheda

Section 2.0 of the Written Statement for the Southern Environs sets out the context and character of
the area and including in that is the recommended density of future developments being set at a range
of 35-45 units/ha.

Downey Planning would have serious concern in relation to the density projections that are being
sought within the South Drogheda Environs Written Statement, which forms part of the Draft
Development Plan. In this regard densities of 40-45 units or more can only be achieved through the
construction of apartments as opposed to housing layouts. While the rationale for achieving higher
densities is noted and is supported in a general sense at national planning level, it should not be strictly
enforced outside of city centre locations where market conditions need to be considered. In this
regard, it is respectfully submitted that by providing high density targets, such as 45 units/hectare for
much of the lands in the Southern Environs of Drogheda, this makes these lands less attractive for
development purposes and thus negates the ability of the Planning Authority to achieve their housing
allocation targets within the Core Strategy.

At present, there is a very low number of persons in Drogheda that live within apartments and this is
primarily focussed within the core of the town centre.
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Figure 2. Number of persons living in apartments within Drogheda

It is submitted by Downey Planning that it is not necessary for the Planning Authority to set out
maximum density targets, particularly when the National Planning Guidelines suggest that it should
not be done, but rather that while minimum targets are supported, higher density targets should be
subject to various factors including proximity to public transport, infrastructure considerations, site
context and of course high quality design. Rather, the Development Plan should seek to ensure that
minimum densities are achieved and that planning process allows sufficient space and flexibility to
enable higher densities to be achieved on appropriate sites and through a high-quality design and
place making process, rather than on a quantitative basis.

Another risk to be factored in is that by pushing for developments with unrealistically high densities
in the context of Drogheda, that planning permissions could be used solely as a commodity to increase
land values rather than for the delivery of physical houses. This is due to the fact that apartments are
simply unviable to construct and sell/rent in the area, whereas houses can be financed and thus
developed.

Given the propensity to support higher density targets, Downey Planning are of the considered
opinion that the Draft Development Plan is likely to have underestimated the amount of residential
zoned land that is provided for within the Southern Environs of Drogheda in order to help meet the
Core Strategy’s housing targets.

It is noted that while additional lands may be zoned for residential use, the integrity of the overall
housing allocations set out in the Core Strategy are protected and are not supposed to be broken,
which has been established by recent case law relating to a decision of An Bord Pleanala to grant
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permission for an SHD in Bearna, Co. Galway. That permission was subsequently “quashed” by the
High Court following a Judicial Review.

In light of this, Downey Planning are of the considered opinion that the new Development Plan should
only refer to a lower density range of approximately 35 units per hectare, which is in line with national
planning policy. In doing so, it will not prevent the ability of developers to design schemes with higher
densities at appropriate locations, where market conditions are suitable and of course, subject to
appropriately high-quality design being to the fore.

4.0 Conclusion

This submission has been prepared by Downey Planning on behalf of our client, J Murphy
Developments Ltd., who seeks to to amend the written text of the Draft Development Plan as it relates
to residential density targets within the Southern Environs of Drogheda Written Statement section of
the Development Plan and specifically this submission seeks the removal of maximum densities or
high-density targets.

o Planning _



