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Colin McGil. B.A.(Hons), M.Sc. MRTPI.

Chartered Town Planner,

29" March 2024.

BLESSINGTON LOCAL AREA PLAN REVIEW 2024

Dear Sir/Madam,

This letter is a submission to the proposed review of the Blessington Local Area
Plan 2024. It is made on behalf of Dunmoy Properties Limited, which owns land to the south of
the town, on either side of the N81. The details of the submission are contained in the
accompanying documentation, specifically Appendix 1 — Blessington Zoning Presentation.

Rationale for the Proposed Submission.

Itis noted that the Issues Paper, published in advance of the review of the Local Area Plan (LAP),
highlights the following:

o Thefocusfor newresidential developmentisto be mainly within the existing built-up area.

e Regardisto be had tothe established and sustainable pattern of development.

e Thereis aneed to address the evolving needs of the community.

e Regeneration of the former quarry represents a challenge.

e Inpromotingeconomic development and the creation of employment opportunities there
is a need to ensure that land is zoned for education, community, sports and recreation.

e Thereis an objective to further the development of the Blessington Greenway.

e Infrastructure- important considerations include the provision of footpaths, cycle lanes
and traffic management proposals.

e The Big Picture Strategy is to provide for healthy place-making and opportunities for
product-based employment.

The focus on the existing footprint of the built-up area, for residential development, derives from
the National Planning Framework (NPF). In the Development Plan Guidelines 2022, the Tier 1
approach to residential zoning of lands focuses on those that connect to existing services and
are within the built-up area. These objectives are re-enforced in the recently published
Sustainable Residential Development & Compact Settlements Guidelines 2024. These, also,
promote sequential approach to development with a focus on lands within settlement
boundaries. In Section 3.3.1., for towns of approximately 5,000 population, priorities for
residential development should include: (e) the delivery of sustainable and compact urban
growth expansion ..... in locations close to the existing built-up footprint and (f) the delivery of
sequential and sustainable urban expansion at suitable locations closest to the urban core and
that can be integrated into the existing footprint.

The Compact Settlement Guidelines also promote infill development as one of the better ways
to achieve compact growth in a town of approximately 5,000 people. (Section 3.3.3. (d)). The
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County Development Plan, Strategic County Outcomes, promotes the delivery of compact
growth in all towns and villages by capitalising on the potential for infill and brownfield
development. Section 3.9. of the Plan, in outlining compliance with SPPR1 of the 2018 Guidelines
on Urban Development and Building Heights, states the Plan, but more importantly future Local
Area Plans...... will identify areas for.... Infill development. This aim is again stated in Section
6.3.2. of the Plan, with reference to NPO 35 of the National Planning Framework. New residential
development will focus on the densification of the existing built-up area and infill development.

Map 1in Appendix 2 - Proposed Zoning Map of this submission shows the location of the subject
lands within the settlement boundary of Blessington. It also shows that the development of the
lands would constitute infill development. The lands are located between Burgage Manor, to the
east, and lands undergoing development to the west of Kilmalum Road. These lands, to the west
of theroad, are in the administrative area of Kildare County Council. They are zoned for residential
purposes and a primary school, in the Development Plan 2023-29, Blessington Environs.

Further to the above, it is noted that that existing NFP growth estimates and housing targets are
under review. This is subsequent to the 2022 Census of Population. Revisions are expected in
June 2024. The existing NFP estimated the annual rate of population growth in the Country would
be 0.9% per annum. The Census indicated that the growth rate was actually 1.3% p.a., with
Wicklow growing at 1.5% p.a.

Comparison of the target for housing stock in the CDP 2016-22 and the actual number of
dwellings identified in the Census reveals a shortfall in provision of ¢.10,000 dwellings in the
county. Appendix 3, Section 2.2. of the CDP 2022-28, notes that the growth targets in the Plan are
likely to be reviewed/ revised well before 2028.

Section 28. Development Plan Guidelines 2022,

Whilst focused on County Development Plans, it is considered that the Guidelines are also
relevant to the preparation of Local Area Plans. In particular, in the identification and zoning of
lands for new housing, priority should be focused on lands that can most quickly and
appropriately provide new houses. Longer term development areas can also be facilitated, for
developmentin the future. (Section 1.3.5.).

PROPOSED ZONING SUBMISSION.

It is subsequent to the above that this submission is made to the LAP review. The proposed re-
zoning of lands (identified on Map 2 in Appendix 2 - Proposed Zoning Map) constitutes a range of
uses that will fulfil several key objectives of the National Planning Policies and Guidelines. It will
also address many of the issues identified in the issues paper, published by the planning
authority.

The submission provides for improvements to the N81 (see Appendix 1 — Blessington Zoning
Presentation and Appendix 3 — Proposed New Road Map). These will provide an upgrade to the
existing access to the south of the town. Traffic safety for motorists, cyclists and pedestrians will
be greatly enhanced. The opportunity for safe access to lands on either side will facilitate the
provision of employment, community and sports facilities. In addition, the re-zoning of c.4.4
hectares of land for residential purposes will make viable the delivery of the improvements to the
N81.Houses can bereadily delivered in a sustainable infill location, adjoining existing residences
and supporting recreational and community facilities to be provided. The location of the
residences will help balance growth in the town, whichis currently focused to the north and west.



The volume of dwellings possible is not considered to have any material impact on the target of
housing units for Blessington, which will be revised in the near future.

Provision is also made in the submission to re-zone c.4.5 hectares of land to the west of the N81
foremployment purposes. These lands are at the entrance to the town and will benefit from good
access, off the improved road. Finally, c.3.7 hectares of land, to the east of the N81 and south of
Burgage Manor, are proposed to be re-zoned for open space, sports and recreation.

Consequently, the submission is considered to be a well-considered and integrated package
which will benefit the south of the town. The re-zoning of the lands, as proposed, will promote
residential infill development, provide for employment and recreational/ sporting facilities and
upgrade the N81 with substantial improvements in access and safety for all users. It is
recommended that the proposals be favourably considered and included in the forthcoming
Local Area Plan.

Yours sincerely,

Colin McGill, Chartered Town Planner.

Attachments:

Appendix 1 - Blessington Zoning Presentation
Appendix 2 - Proposed Zoning Maps
Appendix 3 - Proposed New Road Map

Appendix 4 — Correspondence with WCC re. N81 Road Expansion









Blessington Local Area Plan Review

Rationale for the Proposed Submission

It is noted that the Issues Paper, published in advance of the review of the Local Area Plan (LAP), highlights the following:
»  The focus for new residential development is to be mainly within the existing built-up area.

»  Regard is to be had to the established and sustainable pattern of development.

»  There is a need to address the evolving needs of the community.

»  Regeneration of the former quarry represents a challenge.

»  In promoting economic development and the creation of employment opportunities there is a need to ensure that land is zoned for education, community, sports and
recreation.

»  There is an objective to further the development of the Blessington Greenway.
» Infrastructure - important considerations include the provision of footpaths, cycle lanes and traffic management proposals.

»  The Big Picture Strategy is to provide for healthy place-making and opportunities for product-based employment



Dunmoy - Burgage Lands

Our lands in Blessington (Folio WW1752F) is shown here. These lands
are to the South of the town and are on both sides of the N81.

The Dunmoy Burgage lands total 17.03 Hectares and are zoned
“Existing Residential”, “Employment”, “Park and Ride”, “Community &
Institutional”, and “Agricultural”.

The area highlighted in red, is the subject of a current planning
application for 21 homes. It is currently with An Bord Pleanala (Ref.
315792), having previously been granted by Wicklow County Council
(Ref. 22/574). This development site is not included in this
submission.

We believe that Dunmoys’ strategic land holding offers exceptional
potential in the new Local Area Plan to address much needed
housing, provides employment and support new community
infrastructure and open space to benefit the entire community,
furthermore, it also assists in delivering a safer, more pedestrian and
cycle friendly, N81 as it enters Blessington at the South of the town.









Current Zoning

v' Park and Ride: We understand this was proposed at this location in
conjunction with the proposed N81 Bypass/Outer ring road works and
in supporting a high-quality bus corridor. With this not currently in any
future plans, this land use is no longer appropriate at this location and
as it is fully serviced, this land has greater potential for other uses.

v Community, Institutional & Educational: We have contacted the
Department of Education, to be told that whilst there is a need for an
additional school in the area, a location has been chosen. Expansion to
the Water Treatment works has been completed within the existing
footprint and takes capacity to 9,000 population. We explored use for a
Gym/Swimming Pool but regrettably this was not commercially viable.

v" Employment Zoning: The current area zoned Employment is high-value
serviced land, with a small section, along the stream, impacted by
Uisce Eireann infrastructure. This strip of land could serve as Open
Space in a residential development. With the existing Employment Use
location, this area is more suited to office use, with parking nearest the
stream. However, the Issues Paper focused more on Product based
industries and therefore more Industrial styled units. As such this
current zoning location is not ideal for the industrial units that are
invisaged. We, therefore, propose to move this Employment zoning to
the south, to have a larger more contiguous area, more viable
commercially for Industrial style units and in a location that is less
visually impacting to the homes that surround this land on 3 sides.

v" The Agricultural lands are suitable primarily for rough grazing with a
number of gravel piles and pits. These lands, in the section nearest the
N81 to the southeast, have a steep gradient making them unsuitable
for development. We believe these lands could better benefit the
community as community sporting lands and open space. Using the
steeper lands for an access road and parking facilities and the flatter
lands overlooking the lake for 2 new sports pitches.



Local Needs

Identified Local Needs from Resident Engagement

>

The N81 through Nolands Bend is a known Accident Black Spot. The recent
death of a young girl near the Texaco Garage must be addressed through a
safer pedestrian crossing, but also slowing traffic as it enters the town.

The N81 currently presents an unattractive entrance to Blessington and the
Road is dangerous. The current foot and cycle path ends at the Texaco
Garage — The road from there to the Blessington Lake Greenway is unsafe for
cyclists, pedestrians or any other road users.

There is a lack of a sports facilities in the town and currently the football
team need to travel a considerable distance outside the town to play
football, whilst the rugby team use Russborough House lands for their
needs. The roads to both are unsafe for cyclists and pedestrians.

Any plan for these lands needs to allow for the interconnection to a town
bypass to be built in the future and other additional infrastructure in the
form of any land that Uisce Eireann should require in future for expansion of
the water treatment plant.

Dunmoy Proposal to Satisfy These Needs

Realign the N81 installing 2 new roundabouts and improving the road for
Pedestrian and Cycle use all the way to the Blessington Lake Greenway.

The Southern of these 2 new roundabouts will be a new “Welcome to
Blessington” roundabout. From there we propose introducing a lowered
speed limit, supported by street furniture and enhanced low level street
lighting. This will slow traffic as it enters the town reducing stopping
distances and making it safer for all.

Extend the Cycle path and footpath from the Texaco Garage to the Greenway
to make it more accessible for pedestrians and cyclists.

Leveraging enhanced and safe access, by constructing a new Club House and
new Deso Standard (All weather Grass) Football/Rugby Pitches and Club

House facilities.

Allow a New Access Route from the N81 to a future town bypass.






Infrastructure - New Road Proposal

One key area of concern for local residents is the safety of the N81 for pedestrians and
other road users, specifically the speed of vehicles as they enter Blessington from the
South and secondly the series of dangerous corners known as Nolands Bends. There is
currently no footpath or cycle path along this stretch of the N81 meaning there is no
safe pedestrian access from the Texaco Garage to anywhere further south.

The current Local Area Plan for Blessington shows a proposed Blessington Outer Ring
Road or Bypass, with lands in the environs identified for potential routes. These
indicate a potential junction and access spur to this new road at the south of our
lands .

In 2019, prior to purchasing our lands, we sought confirmation from Wicklow County
Council regarding these proposed works. In 2019 and again in 2020 , we were advised in
writing that there were no road improvement plans on this stretch of road .

With the above resident concerns in mind, and with aview to opening up safe access to
our remaining lands to aid their further development, we engaged POGA Consulting
Engineers to draft up the proposed road re-alignment for this section of the N8L1.

On 318t October 2023 Dunmoy, along with our Architects and Engineers, had a Teams
call with the WCC Road Engineers, John Bowes (Snr Engineer, Transport & Roads),
Brendan Doyle (Project Liaison Officer for Transport & Roads) and Patrick Byrne
(District Engineer, Baltinglass Municipal District) .

At this meeting, we asked for the Engineering teams' input on a proposed realignment
proposal . The engineers from WCC noted that they could see merit in our proposal to
address the accident black spot and encouraged us to look at a proposed route for the
N81 that was closely inline with the existing N81. The Engineering team were broadly
supportive of our proposal .









Dunmoy Proposed Zoning

v' Identifying Land Use. In compiling this proposal, we have undertaken
several Ground Investigation works to identify ground and soil
conditions, topology and all existing infrastructure including via the use
of a Ground Penetrating Radar on part of the lands. This has enabled
us to put forward a clear and deliverable proposal identifying zonings
that work now and can be actioned upon; proposing access points that
provide multiple benefits for use on what would otherwise be
sanitized lands due, to existing underground infrastructure.

Employment/Proposed

4.5 Hectares
Employment

New Residential 4.4 Hectares

Open Space 3.7 Hectares







Residential Zoning Proposal

This map shows the location of the subject lands within the settlement boundary of
Blessington. It also shows that the development of our northern parcel of lands would
constitute infill development.

The lands are located between Burgage Manor, to the east, and lands undergoing
development to the west, on the Kilmalum Road. These lands are in the administrative area
of Kildare County Council. They are zoned for residential purposes and a primary school, in
the Development Plan 2023-29, Blessington Environs.

The subject lands we propose for New Residential are fully serviced and are a prime
candidate for residential development to the south of Blessington town.

Our proposed road realignment will allow safe access to these lands from a roundabout on
the N81, in addition to improving the N81 for all road users.

Employment Zoning Proposal -

Our lands currently have zoning for c.2.7 Hectares of Employment and Park & Ride use. We
are proposing to move the Employment zoned lands to the south and increase the area
zoned employment to c.4.5 hectares. Our proposed road realignment will further allow safe
access to these lands from a southern “Welcome to Blessington” roundabout on the N81.

Open Space Zoning Proposal

The remaining lands, currently zoned agricultural, we propose these be re-zoned to Open
Space. We propose the eastern section, given the gradient, house 2 pitches (football/rugby)
with the western area providing parking access and other amenities within the permitted
Open Space uses. Access to these lands will be from the proposed new roundabout at this
location.

We have engaged with the representative of a joint sporting clubs submission relating to this
Local Area Plan. They were supportive of our proposal, and the location of the proposed
pitches. We will be happy to continue discussions with these two clubs subject to the
outcome of this LAP review.



Dunmoy — Burgage Lands Proposal - Summary

Solutions Our Proposal Enables

»  Addresses dangerous bends on the N81, Reduces speeds and make the roadway safer for all road users.

»  Provides safe access into lands for new homes, new employment and new recreation and safe access to the Blessington Lakes Greenway.

»  Puts new road infrastructure in place that will facilitate the new outer ring road / bypass, if built in the future.

»  Expands lands zoned for Employment purposes making this land more viable for Employment related activity.

»  Allows for New Residential in a fully serviced site that is surrounded on 3 sides by lands zoned Existing Residential.

»  Delivers 2 new sports fields for the community, with new parking and clubhouse facilities, on a beautiful site overlooking the lake.
The Big Picture Strategy is to provide for healthy place-making, deliver new homes, improve the entrance to Blessington for all, deliver new community sporting
infrastructure and provide opportunities for product-based employment.
We therefore believe this is a deeply considered proposal and one with very strong merits for incorporation into the Local Area Plan for Blessington.

We are very happy to partake in any further discussion on our proposal and relevant contacts are provided on the following page.





























