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1. Introduction 

 

Following consultations with Longford County Council, a request to enter into 

preplanning consultations with An Bord Pleanála was submitted on 20 December 

2019 and a subsequent consultation meeting was held on 17 February 2020.  The 

Board issued a Notice of Pre-Application Consultation Opinion on 3
 
March 2020, 

which states that the Board is of the opinion that the documents submitted with the 

request to enter into consultations require further consideration and amendment to 

constitute a reasonable basis for an application for strategic housing development. 

 

The two issues that were identified to be addressed were as follows: 

 

1. Drainage and Infrastructural Constraints 

2. Development Strategy 

 

Pursuant to article 285(5)(b) of the Planning and Development (Strategic Housing 

Development) Regulations 2017, the Board also requested the provision of the 

following specific information: 

 

1. Landscaping proposals. 

2. A construction and demolition waste management plan. 

3. A phasing plan for the proposed development. 

4. A site layout plan clearly indicating what areas are to be taken in charge by 

the Local Authority. 

5. A detailed report outlining any proposed works to be undertaken to the 

Bracklin Road in terms of pedestrian and cycle facilities, public lighting and 

any road upgrade works necessary, particularly at the junction between 

Bracklin Park and Bracklin Road to facilitate the development and provide 

for appropriate connections to the wider area. 

6. Detailed design of proposed surface water management system. 

7. Application drawings should include information on site levels and long 

sections through the development should be provided. 

 

 

2. Response to the Issues Raised in the Board’s Notice of Pre-Application 

Consultation Opinion 

 

The following sets out how the applicant has addressed the issues raised in the 

Board’s Notice of Pre-Application Consultation Opinion, with reference to the 

accompanying documentation submitted, to ensure the subject application 

constitutes a reasonable basis for an application for strategic housing development. 

 

In response to the Board’s opinion, the design of the overall scheme has undergone 

a number of alterations which has further enhanced the design as follows: 
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• Irish Water has provided a Confirmation of Feasibility for the connection of 

100 units to the Edgeworthstown Waste Water Treatment Plant.  

Accordingly, the 120 unit proposal that was the subject of the Pre-

Consultation has been reduced to a 100 unit proposal and there is no longer 

a proposal for a temporary on-site waste water treatment plant. 

• Further to the discussions at the tripartite consultation meeting, Longford 

County Council has advised that there is sufficient childcare, community hall 

and shopping facilities in the town all of which have capacity to serve the 

proposed development.  Accordingly, these facilities have been omitted 

from the scheme. 

 

2.1 Drainage and Infrastructural Constraints 

 

The Board considers that the following needs to be addressed: 

 

“The wastewater infrastructural constraints associated with Edgeworthstown Waste 

Water Treatment Plant and associated network upgrade requirements which have 

yet to be constructed.” 

 

“The documentation at application stage should clearly indicate the nature of the 

constraints, the proposals to address the constraints and the timelines involved in 

addressing these constraints relative to the construction and completion of the 

proposed development. Clarity should be provided regarding the extent of works 

required to upgrade the Edgeworthstown WWTP as well as the consent process and 

timeline that will be required to undertake the upgrade works. The prospective 

applicant may wish to satisfy themselves that an application is not premature 

having regard to the information sought above.  Further consideration of these 

issues may require an amendment to the documents and/or design proposals 

submitted.” 

 

At the time the Board issued the above Opinion there were constraints in the 

Edgeworthstown Waste Water Treatment Plant (WWTP) that meant that an on-site 

waste water treatment plant was proposed as a temporary measure until such time 

that the WWTP was upgraded under the Capital Investment Programme 2020-2024.  

Longford County Council stated at the Pre-Application consultations that it was not 

in favour of an on-site WWTP and An Bord Pleanala stated that further consideration 

of the constraints and timelines for upgrade works to the WWTP was required in 

order to ensure the application is not deemed premature. 

 

Subsequently, in July/August 2020, Irish Water carried out upgrade works at the 

WWTP that provide adequate capacity for the proposed development of 100 units, 

as confirmed by the Confirmation of Feasibility issued by Irish Water in February 

2021 – extract below - and by the subsequent Statement of Design Acceptance 

issued by Irish Water in April 2022. 
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A technical wastewater report by Panther Environmental Solutions is submitted as 

part of the subject application, which supports the feasibility of direct connection of 

the wastewater from the proposal to Edgeworthstown WWTP. 

 

On the basis of the foregoing, an on-site WWTP is no longer necessary as direct 

connection to the Edgeworthstown WWTP can be facilitated for all of the 100 units 

proposed. 

 

Now that the proposal no longer requires an on-site WWTP, significantly more 

flexibility was available to address the issues raised by An Bord Pleanala in relation 

to architectural approach and overall layout, which was the other issue raised by An 

Bord Pleanala in their Pre-Consultation Opinion. 

 

2.2 Development Strategy 

 

There were a number of items under this heading, which are outlined below along 

with an explanation of how the revised site layout addresses same. 

 

2.2.1 Site Layout 

 

“The configuration of the layout particularly as it relates to the creation of a 

hierarchy of high quality, functional and amenable public open spaces with 

maximum surveillance, appropriate enclosure, children's play, amenity and 

pedestrian connectivity should be given further consideration.  Incidental and non 
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usable strips of open space should be omitted. Unsupervised laneways between 

dwellings should be avoided.” 

 

Response 

 

Figure 1 below is the revised site layout as shown on Cunnane Stratton Reynolds 

Landscape Architects Landscape Masterplan drawing (Drawing 21583-2-101 

submitted with the application).  The proposed development is laid out with a 

hierarchy of high quality, functional and amenable public open spaces with 

maximum surveillance, appropriate enclosure, two separate children's play areas, 

amenity areas and pedestrian connectivity. 

 

 
 

Figure 1: Proposed Site Layout 

 

Incidental and non usable strips of open space have been omitted, along with 

unsupervised laneways between dwellings. 

 

2.2.2 Provision of a range of high quality housing typologies 

 

“The overall design approach to the site to ensure that a range of high quality 

housing typologies are provided and that a high quality living environment is 

created with distinct character areas. Finishes and materials should be robust and 

ensure variety.” 
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Response 

 

The designs of the various house types have been amended to ensure an adequate 

range of quality housing typologies, with each type having its own distinct 

characteristics.  The types, finishes and materials of the houses have been chosen 

having regard to feedback received from Richard Smith, the Longford County 

Council Architect whose feedback was obtained via submissions made to him since 

the Pre Application Consultation meeting with An Bord Pleanála in February 2020. 

 

The seven different house types employ projecting canopies, modern bay windows, 

recesses in the facades and gable fronts to varying degrees.  These architectural 

motifs are used in part to express a contemporary architectural expression but to 

ensure an overal variety of form and volume is achieved along the streetscapes so 

that they appear diverse and distinctive. 

 

The terraced duplex type units have been designed to match the look and feel of the 

house type designs.  A similar finish of brick and render is proposed with gables that 

reflect those proposed on the houses.  The duplex type units provide the rear 

garden space to the ground floor 2 bedroom units and provide generous private 

terrace space at first floor level to the front for the 3 bedroom units above ground 

floor.  

 

A select palette of quality materials have been carefully chosen to ensure a quality 

finish with brick and contrasting smooth render forming the dominant material 

finish.  A light buff type brick is to be distributed in differing ways on the house type 

and duplex facades to ensure variety and enliven the visual interest of the 

streetscapes when house types are alternated on the street.  Rear and side gables, 

where applicable are rendered with a smooth render finish.  These primary 

materials of brick and render are supplemented with quality finishes for details such 

as the stone window cills, anthracite grey window frames and complimentary grey 

zinc or aluminium standing seam canopies or roofs over bay windows. 

 

Windows will be framed with simple opening sections and low maintenance finish to 

ensure a simple contemporary expression. Many of the ground floor front living 

room windows will have a deep external cill which forms a part planter/part bench 

to encourage the enlivening of the streetscape. 

 

The seven proposed house types are shown overleaf. 
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House Type 3A (Gable)  
and 3B (Semi 3 Bed) 

 House Type 4A (Semi 4 Bed) 

   

 

 

 

House Type 4B (Semi 4 Bed Double 
Front) 

 House Type 4C (Semi 4 Bed 3 Storey) 

   

 

 

 

House Type 4D(4 Bed Detached)  House Type 5 (5 Bed Detached) 
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Duplex Type 

 

The site layout has been further developed to provide a hierarchy of routes and 

spaces of differing character and form taking advantage of the natural fall in the site 

and the existing trees and hedgerows. 

 

2.2.3 Interface of the development with the Bracklin Road 

 

“Further consideration should be given to the interface of the development with the 

Bracklin Road.” 

 

Response 

 

The separate Report by Cunningham Design & Planning submitted as part of this 

application titled “Proposed Works at Bracklin Park Link Road Area” outlines the 

works which are proposed on the junction with the Bloomfield Park development 

and the Bracklin Park Link Road, on the Bracklin Park Link Road itself as well as on 

the junction of the Bracklin Park Link Road with the Bracklin Road.  

 

This Report was submitted to Longford County Council in December 2021 as part of 

the request for consent to propose the works on those lands and to include those 

lands as part of the SHD Application, as these lands are taken in charge by Longford 

County Council since 2017. The Council have subsequently approved the works in 

principle and provided a Letter of Consent in December 2021 to include those lands 

as part of this SHD Application, which Letter of Consent is included as part of the 

Application at Appendix 2 of the Statement of Consistency. 

 

Regarding the northern part of the site that adjoins the Bracklin Road, the 

submission made in December 2019 for the Pre Application Consultation meeting 

with An Bord Pleanala proposed a crèche in that area. That proposal raised a 

number of issues, including proper boundary treatment and how the crèche would 

appear when viewed from the Bracklin Road. Longford County Council mentioned in 

the Pre Application Consultation meeting that there was already a modern crèche 

facility near the town centre. A Crèche Demand and Needs Assessment was 

subsequently carried out in October 2021 which concluded that there is no 
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requirement for a crèche in this proposal. Accordingly, the re-designed layout 

proposes two no. detached five bed dwellings at the location where a crèche was 

formally proposed. 

 

The proposal of two detached houses at this location will continue the sequence of 

detached houses facing onto Bracklin Road at both sides of the road along this 

stretch of the road.  

 

2.2.4 Requirements of DMURS and National Cycle Manual 

 

“Further consideration of the documents as they relate to the layout and design of 

streets within the development and the requirements of DMURS regarding 

permeability and connections with existing street network; hierarchy of routes and 

street function; enclosure including building frontage, furniture and planting along 

streets; parking; widths of carriageways and footpaths; pedestrian crossing points 

and types of junctions and corner radii. Specific compliance with National Cycle 

Manual should be demonstrated.” 

 

Response 

 

See DMURS Compliance Report prepared by ORS confirms that the proposals are 

specifically compliant with both DMURS and the National Cycle Manual. 

 

The proposed layout is based on a central, primary, wider spine road that facilitaties 

cycle lanes on both sides, with lesser ranked “Home Zone” roads serviced from the 

spine road via a looped road to the west of the site and a pair of cul de sac streets in 

the northern part of the site.  Home Zones are designed to deliver attractive calm 

shared public areas that are safe for families and children in particular. 

 

All proposed cycle facilities are in compliance with the National Cycle Manual. 

Footpaths are 2 metres in width as per Longford County Council’s requirements. 

Junctions are raised along the spine road in order to calm traffic and provide safer 

crossings for pedestrian traffic.  Radii are at 4.5 metres to comply with DMURS.  

Cunnane Stratton Reynolds Landscape Architects have assisted in the landscape 

design of each road, ensuring appropriate furniture and planting alongside each 

road, as evident in the site layout. 

 

2.2.5 Landscape strategy 

 

“That a high quality landscape strategy for the site is provided.  SuDs measures 

should be incorporated into the landscape proposals as appropriate.” 

 

Response 

 

See Landscape Design Report prepared by Cunnane Stratton Reynolds Landscape 

Architects that addresses the above request and ensures SuDs measures are 

incorporated into the landscape in the form of permeable paving under car parking 

areas and strategically located swale areas. 
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2.2.6 Provision of appropriate double fronted corner units 

 

“The need to provide appropriate double fronted corner units particularly along 

road frontages and adajcent to public open spaces to ensure appropriate passive 

surveillance.” 

 

Response 

 

The site layout proposes double fronted corner units at all appropriate locations, as 

indicated by the House Type 4B units.  This unit has been re-designed to ensure that 

adequate passive surveillance is possible from both the front and the side of the 

house and also to ensure an attractive streetscape in these locations – the image 

below at Figures 2 and 3 show proposed typical streetscapes near the entrance of 

the development, with the unit on the right side of the image being the proposed 

double fronted unit.  A large corner window is used to ensure that the front room is 

dual aspect at the corner to achieve that sense of passive surveilance whilst also 

ensuring ample natural daylight into the space.  The deep cill and planter to this 

window also turns the corner and encourages the enduser to utilise the front of 

their property as well as the side of the garden which also fronts onto the public 

realm. 

 

 
 

Figure 2: Typical streetscape near the entrance 
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Figure 3: Typical streetscape near the entrance 

 

Figure 4 below demonstrates that the duplex units also encourage passive 

supervision to the side, with living room windows at ground and first floor which fit 

seamlessly between the brick and render finish. 

 

 
 

Figure 4: View of Side of Duplex Types 

 

2.2.7 Phasing Strategy 

 

“Phasing strategy to ensure that phases are coherent and deliver an appropriate 

quantum of development.” 

 

Response 

 

Separate drawings have been prepared for each phase to demonstrate that each 

delivers an appropriate quantum of development.  Refer to the following 

Cunningham Design & Plannings drawings: 
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• Drawing No. 2 (Phasing Masterplan – all 100 units shown in 5 Phases),  

• Drawing No. 2.1 (Phase 1 Only – 19 units in total) 

• Drawing No. 2.2 (Phases 1 & 2 Only – 40 units in total) 

• Drawing No. 2.3 (Phases 1, 2 & 3 Only – 60 units in total) 

• Drawing No. 2.4 (Phases 1, 2, 3 & 4 Only – 80 units in total) 

 

Each phase is designed to ensure an appropriate level of open space of 15% of the 

site area is proposed (the minimum required by the County Development Plan 

2021-2027).  In Phase 1 and Phase 3, this requires temporary kickabout areas to be 

proposed, which will eventually be replaced with comparable space elsewhere in 

the development as subsequent phases are developed. 

 

Phase 1 will be constructed via access off the Bracklin Park Link Road, with 

remaining Phases 2-5 constructed via a temporary construction access off the 

Bracklin Road over the site of one of the proposed houses to be completed in Phase 

5. This will minimise disruption to houses that have already been constructed and 

occupied in earlier Phases, as per the specific request by An Bord Pleanala. 

 

 
 

Figure 6: Phasing Layout 
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2.2.8 Compliance with criteria set out in the Urban Design Manual 

 

“The documentation at application stage should clearly indicate how the 12 criteria 

set out in the Urban Design Manual which accompanies the Sustainable Residential 

Development in Urban Areas Guidelines for Planning Authorities have been 

complied with.” 

 

Response 

 

See Section 7 of the Architectural Design Statement which outlines the compliance 

of the proposal with the 12 criteria set out in the Urban Design Manual. 

 

 

3. Statement of Response to Specific Information Required 

 

The following sets out how the applicant has addressed the Board’s request for 

additional specific information in respect of the proposed development. 

 

3.1 Landscaping Plan and Site-Specific Management Plan 

 

The Board has requested: 

 

“Landscaping proposals including an overall landscaping masterplan for the 

development site.  Details pertaining to the quantity, type and location of all 

proposed hard and soft landscaping including details of play equipment, street 

furniture including public lighting and boundary treatments should be submitted. 

Report should address measures to protect existing trees and hedgerows to be 

retained.” 

 

Detailed landscape proposals are set out in drawings 21583-2-101, 21583-2-103, 

21583-2-201, 21583-2-202 and 21583-2-203 and the Landscape Design Report 

prepared by Cunnane Stratton Reynolds Landscape Architects, all of which are 

submitted with the application. 

 

Public Lighting details have been considered as part of the Landscape Design and 

have been designed by Coffey Engineering and Veelite Lighting Consultants. 

 

Joe McConville & Associates have prepared an Aboricultural Report that details 

measures to be employed to protect existing trees and hedgerows to be retained. 

 

3.2 Construction and Demolition Waste Management Plan 

 

The Board has requested: 

 

“A construction and demolition waste management plan.” 

 

A Construction Environmental Management Plan prepared by Cunningham Design & 

Planning is submitted with the application. 
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3.3 Phasing Plan 

 
The Board has requested: 

 

“A phasing plan for the proposed development which includes the phasing 

arrangements for the delivery of the public open spaces, surface water 

management proposals and Part V provision.” 

 

As referred to in Section 2.2.7 above, separate drawings have been prepared for 

each phase to demonstrate that each delivers an appropriate quantum of 

development.  Refer to the following Cunningham Design & Plannings drawings: 

 

• Drawing No. 2 (Phasing Masterplan – all 100 units shown in 5 Phases),  

• Drawing No. 2.1 (Phase 1 Only – 19 units in total) 

• Drawing No. 2.2 (Phases 1 & 2 Only – 40 units in total) 

• Drawing No. 2.3 (Phases 1, 2 & 3 Only – 60 units in total) 

• Drawing No. 2.4 (Phases 1, 2, 3 & 4 Only – 80 units in total) 

 

Table 3.1 (page 12) in the Civil Engineering Report prepared by ORS Engineers 

contains a schedule of works to be carried out at each Phase to ensure drainage 

services are provided for each Phase accordingly (extract below). 

 

 
 

Cunningham Design Drawing No. 5 contains the proposed Part V units outlined in 

pink, which are located within the various phases outlined in pink (extract below).  
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Figure 7: Part V Phasing Plan  

 

3.4 Taking in Charge 

 

The Board has requested: 

 

“A site layout plan clearly indicating what areas are to be taken in charge by the 

Local Authority.” 

 

Response 

 

Refer to Cunningham Design & Planning Drawing No. 4 (Taken in Charge Areas), 

which presents the Taken in Charge Areas in a hatched blue colour. 

 

3.5 Relevant Consents 

 

The Board has requested: 

 

“A detailed report outlining any proposed works to be undertaken to the Bracklin 

Road in terms of pedestrian and cycle facilities, public lighting and any road upgrade 

works necessary, particularly at the junction between Bracklin Park and Bracklin 

Road to facilitate the development and provide for appropriate connections to the 
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wider area.  The report should also detail who is going to undertake the works 

required and the timelines involved relative to the construction and completion of 

the proposed development. Details of areas to be taken in charge should be 

detailed.  Letters of consent should be provided for any works outside of the 

applicant's control/ownership.” 

 

Response 

 

The separate report by Cuningham Design & Planning titled “Proposed Works at 

Bracklin Park Link Road Area” submitted as part of this application outlines the 

works that are proposed on the junction with the Bloomfield Park development and 

the Bracklin Park Link Road, on the Bracklin Park Link Road itself as well as on the 

junction of the Bracklin Park Link Road with the Bracklin Road. This Report was 

submitted to Longford County Council in December 2021 as part of the request for 

consent to carry out the works on those lands and to include those lands as part of 

the subject application, as these lands are taken in charge by Longford County 

Council since 2017.  The County Council subsequently approved the works in 

principle and provided a Letter of Consent in December 2021 to include those lands 

as part of the subject application, which Letter of Consent is included with the 

application. 

 

3.6 Design of proposed surface water management system 

 

The Board has requested: 

 

“Detailed design of proposed surface water management system proposed 

including attenuation proposals and cross sections of all SuDS features proposed on 

site in the context of surface water management on the site.” 

 

Response 

 

Section 3.2 of the Civil Engineering Report prepared by ORS outlines the proposed 

surface water management system including attenuation proposals.  Cunningham 

Design & Planning Drawing Nos. 28-30 inclusive contains cross sections of the 

attenuation units proposed on site in the context of surface water management on 

the site. 

 

The Landscape Report prepared by Cunnane Stratton Reynolds Landscape 

Architects contains sections of the planted swales proposed within the development 

that act as SuDs features. 

 

3.7 Site levels and long sections 

 

The Board has requested: 

 

“Application drawings should include information in site levels and long sections 

through the development should be provided”. 
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Refer to Cunningham Design & Planning drawings 01 (Site Layout 

(Proposed)/Boundary Treatment Layout) and Drawings 3.1, 3.2 and 3.3 (Site Long 

Sections) that provide this information. 

 

 

4. Conclusion 

 

This document sets out how the items outlined in the pre-application consultation 

opinion from An Bord Pleanála in relation to the proposed development have been 

addressed in full prior to lodgement of the application. 

 

It is therefore submitted that the proposed development is consistent with the 

proper planning and sustainable development of the area, and is consistent with all 

relevant national, regional and local planning policies and guidelines. 
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Appendix 1 

 

Responses to Longford County Council Opinion (SHD Pre Application Consultation) 

dated 24
 
January 2020 



 

Appendix: Page ii 

19 Queries under “Housing Layout & Mix” Section of LCC Written Opinion of 

24/01/2020 – Page 14 

 

Housing Department Opinions: 

 

 
Applicant’s Response - Development is only 1 kilometre from the Town Centre and will 

connect to the Town Centre via footpath.  The County Council Senior Planner stated at the 

SHD Tri Partite meeting that there are sufficient services in the Town Centre to serve the 

development and that he would prefer if no shop, crèche or Community Hall were proposed 

within the development, 

 

 
Applicant’s Response - See Confirmation of Feasibility from Irish Water, Statement of 

Design Acceptance dated April 2022 and and ORS Civil Engineering Report, which confirms 

the proposal for 100 units over 5 phases can be facilitated in Edgeworthstown WWTP. 

 

 
Applicant’s Response - Comment no longer applies, as an on-site WWTP is no longer 

proposed in the revised proposal. 

 

 
Applicant’s Response - There is no history of flooding in the area.  See extract of conclusion 

from ORS Flood Risk Assessment on page 13 of that Assessment below: 

 

“PFRA, CFRAM and historic maps suggest that there is no flood risk to the site. The site is 

therefore classed as Zone C; where the probability of flooding from rivers and the sea is low 

(less than 0.1% or 1 in 1000 for both river and coastal flooding). 

 

Based on the information outlined above it is believed the site is suitable for residential 

development, the flood risk to the proposed development is considered to be low and the 

development would not increase flood risk elsewhere.” 

 

 
Applicant’s Response - All house units have side access gates which are 1 metre wide 

which are sufficiently wide enough to facilitate standard sized bins and bicycles to be 

brought to secure storage areas to the rear of the properties.  

 

 
Applicant’s Response - See Statement of Design Acceptance from Irish Water dated 8 April 

2022, which confirms that the levels are acceptable to Irish Water. 
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Applicant’s Response - See Section 4.1 of the DMURS Compliance Report by ORS and 

Cunningham Design & Planning Drawing No. 26 – there are unobstructed sightlines 

exceeding the minimum 65m distance required by DMURS at the locations entering from 

and exiting onto the Bracklin Road at both the Bracklin Park Link Road junction and at the 

driveways of units 99 & 100.  

 

 
Applicant’s Response - Proposed rear garden walls are 1.8 metres in height.  All house 

units have been provided with rear garden bin storage areas and duplex units have 

specified bin storage facilities which have been designed to fit in with their surrounds. 

 

 
Applicant’s Response - Bin storage areas have been provided for at rear of each dwelling – 

see revised Site Layout Plan. 

 

 
Applicant’s Response - See revised Site Layout Plan.  Majority of dwellings directly overlook 

green open spaces, which are serviced with pedestrian crossings.  

 

 
Applicant’s Response - See revised Site Layout Plan where cycle lanes have been provided 

either side of the spine road of the proposed development, hatched in red, which 

dimensions comply with the National Cycle Manual. 

 

 
Applicant’s Response - See DMURS Compliance Report which contains Swept Path Analysis 

for fire truck access and turning points. Furthermore, see Drawing 09 – Water Mains – the 

orange circles confirm all house dwellings are within the minimum 46m distance from a 

Water Hydrant, which confirms that Hydrant access can reach to the rear of all units. 

 

 
Applicant’s Response - This comment is no longer applicable as crèche / hall / shop are not 

proposed per the County Council’s request at the SHD Tri Partite meeting.  

 

 
Applicant’s Response - Please see revised Site Layout Plan where all details of boundaries 

have been indicated by way of legend.   
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Applicant’s Response - Please see revised Site Layout Plan where an ESB substation is 

indicated at the south east of the rear of unit 37, alongside the Bracklin Park Link Road. 

 

 
Applicant’s Response – Please see ESB Distribution Layout by Coffey Engineering Drawing 

No. 40-5233-BLD-200 confirming these have been provided. 

 

 
Applicant’s Response - Please see updated Contiguous Elevations to reflect the above.  

 

 
Applicant’s Response - Dual Aspect Requirements are set out in the Apartment Design 

Guidelines December 2020. Paragraph 3.17 states “Where there is a greater freedom in 

design terms, such as in larger apartment developments on greenfield or standalone 

brownfield regeneration sites where requirements like street frontage are less onerous, it is 

an objective that there shall be a minimum of 50% dual aspect apartments. Ideally, any 3 

bedroom apartments should be dual aspect.”  

 

Specific Planning Policy Requirement 4 states that  

“In relation to the minimum number of dual aspect apartments that may be provided in any 

single apartment scheme, the following shall apply: … (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.” 

 

There are 50 no. duplex apartment units proposed in the Scheme (25 no. x 2 bedroom units 

and 25 no. 3 bedroom units), all of which have aspects to the front and rear at a minimum 

(providing a 100% dual aspect ratio).  Furthermore, in relation to living room aspects 

specifically, all 25 no. 3 bedroom units contain dual aspect Living rooms and 3 no. of the 2 

bedroom units (Units 18, 61 and 79) contain dual aspect living rooms (providing a 56% dual 

aspect ratio for livingrooms). 

 

 
Applicant’s Response - All unit designs comply with the Department Guidelines, Building 

Regulations, Quality Housing for Sustainable Communities 2007 and the Design Standards 

for New Apartments December 2020. 
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House Type Changes Suggested By Housing Department 

7 Queries under Architect’s Opinion, Page 17 of LCC Written Opinion 

 

1. 

 
Applicant’s Response - Revised site layout has address all of these points – DMURS 

Compliant Report has also been provided by ORS Consulting Engineers. 

 

2. 

 
Applicant’s Response - Applicant has liaised with Richard Smith, Longford County Council 

Architect since the SHD tri partite meeting and obtained approval in principle for the revised 

house type design typologies which are proposed as part of the revised scheme.   

 

3. 

 
Applicant’s Response - As stated previously, per the County Council’s comments at the SHD 

tri partite meeting, the shop, crèche and hall are no longer proposed as part of the revised 

scheme, as these services are already available in close proximity to the development site.  

 

4.  

 
Applicant’s Response - Please refer to Cunningham Design & Planning drawings “Phasing 

Layout Drawings No’s 2, 2.1, 2.2 & 2.3” that propose construction access points that 

ensure that any Phases which are already developed will not be disrupted by the 

construction activity of a subsequent Phase. 
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5.  

 
Applicant’s Response - Please refer to Cunningham Design & Planning drawings 

“Contiguous Drawings nos. 3.1, 3.2 & 3.3” which provide the above requests.  

 

6.  

 
Applicant’s Response - This has been removed in the revised proposal so the comment is 

no longer applicable.  

 

7.  

 
Applicant’s Response - Please refer to Coffey Engineering M&E Layout Drawing 40 - 5233-

BLD-200, which confirms ESB charging points will be proposed for each car parking space.   

 

 

4 Queries under Environmental Section,  

Page 20 of LCC Written Opinion of 24/01/2020 

 

1. 

 
Applicant’s Response - As the temporary WWTP is no longer proposed in the Revised 

Application, this request is no longer applicable.  

 

2. 

 
Applicant’s Response - As the temporary WWTP is no longer proposed in the Revised 

Application, this request is no longer applicable.  
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3. 

 
Applicant’s Response - As the temporary WWTP is no longer proposed in the Revised 

Application, this request is no longer applicable.  

 

4. 

 
 

Applicant’s Response - All surface water discharges generated from the development are 

proposed to be discharged into the public surface water network.  Existing drainage to the 

streams on the site will be retained in the form of 

 

a) The proposed swale areas in the central open spaces will be drained into the 

existing stream (no additional flow to the stream will arise from this proposal as 

these central open spaces are presently draining to the central stream). 

b) There is an existing stream along the south east side of the site, which starts in the 

south eastern corner of the open space beside unit 37 and extends to the location at 

the side of unit 01 and along the rear of units 05-17. The existing drainage into this 

stream is proposed to be diverted via a land drain within and under the site to an 

outlet at the stream (again, no additional flow to the stream will arise from this 

proposal as this surface water is presently draining to the stream). This diversion 

will enable the ditch at the side of unit 01 and along the rear of units 05-17 to be 

backfilled. 

 

 

8 Queries under Storm Water Drainage 

Page 21/22 of LCC Written Opinion of 24/01/2020 

 

1. 

 
 

Applicant’s Response - Visual inspection was carried out on site which confirmed the 

diameter of the existing storm water drain at this location is 225mm instead of 300mm. 

Confirmation of Design Acceptance has been obtained from Irish Water. 
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2. 

 
Applicant’s Response – The revised proposal has simplified the storm water layout – the 

above references are no longer applicable. Attenuation units will be installed at Phases 1, 2 

and 4 to facilitate the surface water arising at each Phase – see ORS Civil Engineering Report 

for more detail.  

 

3. 

 
 

4. 

 
 

5. 

 
 

Applicant’s Response – The house number references made in the comments above are no 

longer applicable in the revised proposal.  The relevant corresponding area in the revised 

proposal which is referred to above is the existing stream along the south east side of the 

site, which extends to the side of unit 01 and rear of units 05-17.  This stream is proposed to 

be diverted via a land drain within and under the site to an outlet at the stream (no 

additional flow to the stream will arise from this proposal as this surface water is presently 

draining to the stream).  No specific wayleaves are required as the piped diversion route 

runs under a proposed road within the site, which road area will be Taken In Charge by the 

Council.  
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6. 

 
Applicant’s Response – The gully frequency in the revised proposal are in accordance with 

DOELG 1998. 

 

7. 

 
Applicant Response – There is a 150mm concrete land drain pipe crossing the site at this 

location, which starts as an open drain on the north west side of the vehicle entrance in the 

adjacent site. The pipe flows in a south east direction.  It is proposed that a manhole be 

installed in this pipe at the front of unit 99 beside the Bracklin Road in order to divert the 

surface water in this pipe into the central stream running through the site.  A wayleave will 

be granted to Longford County Council if requested, otherwise the owner of unit 99 will be 

responsible for maintenance of the manhole.  

 

8. 

 
Applicant’s Response – Stormwater runoff design shall be in accordance with the 

specification of the “Dublin Corporation Stormwater Management Policy Technical 

Guidelines” and a condition shall be invited for same in any proposed grant of planning 

permission.  

 

 

29 Queries under Roads & Transport 

Pages 22 – 26 of LCC Written Opinion Dated 24/01/2020 

 

 
Applicant’s Response – the above issue was addressed as part of the revised proposals 

made to the Roads Department of Longford County Council, which proposals were set out in 

the Cunningham Design & Planning Report entitled “Proposed Works at Bracklin Park 

Link Road Area” dated December 2021, a copy of which is included in the Planning 

Application.  
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The Council has provided a Letter of Consent confirming that they have consented for the 

Applicant to include those proposed works outlined in the Cunningham Design & Planning 

Report entitled “Proposed Works at Bracklin Park Link Road Area” dated December 2021 

in the planning application.  

 

 
Applicant’s Response – A Stage 3 Road Safety Audit will be provided on completion of the 

development.  

 

 
Applicant’s Response – No individual raised pedestrian crossings are proposed in the 

revised application. Instead, three of the primary junctions within the development, which 

are located along the spine road, are proposed as raised junctions, with uncontrolled 

pedestrian crossings located at specific points set back from the junction. This is a safer 

proposal to standalone raised pedestrian crossings and the proposal is compliant with 

DMURS.  As requested at point 4 below, the traffic calming measures will consist of 

“uncontrolled pedestrian crossing locations” provided with tactile paving and dropped 

kerbs.  

 

 
Applicant’s Response – See previous point above.  

 

 
 



 

Appendix: Page xi 

Applicant’s Response – The Revised Site Layout Plan clearly shows the two car park spaces 

for each house (and relevant car spaces for the duplex units). Each car can access and exit 

the parking spaces independently of one another.  

 

 
Applicant’s Response – the above comment relates to units 99 & 100 of the revised 

proposal. The minimum setback of 18 metres stated above was required under the previous 

County Development Plan 2015-2021. The present County Development Plan requires a 

minimum building line setback of 15 metres from Local Roads per DMS16.115. The Bracklin 

Road is a Local Road (Ref L-1091) and Units 99 & 100 have a proposed setback of 16m, 

which exceeds this minimum setback requirement of 15m.  

 

 
Applicant’s Response – the above comment is no longer relevant in the revised proposal.  

 

 

 
Applicant’s Response – the above comment is no longer applicable to the revised proposal.  

 

 
Applicant’s Response – All roads in the development have been designed in accordance 

with DMURS (see ORS DMURS Compliance Report) and have also been designed in 

accordance with the Recommendations for Site Development Works for Housing Areas.  
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Applicant’s Response – Agreed and applicant invites a condition for the above in any grant 

of planning permission. 

 

 
Applicant’s Response – ORS have confirmed at Section 4.7 of the DMURS Compliance 

Report that the turning areas comply with “Recommendations for Site Development Works 

for Housing Areas” 

 

 
Applicant’s Response – All footpaths are proposed to be of concrete construction and are 2 

metres in width.  Landscape Architect has advised to avoid proposing grass verges on the 

roadside of the footpaths due to the onerous maintenance and appearance issues that arise 

with same. 

 

 
Applicant’s Response – the above comment is no longer relevant in the revised proposal. 

In the revised proposal, there are only drainage (surface and foul) pipes proposed down the 

wayleave area towards Abhainn Glass Estate. Access to this wayleave area can be obtained 

from Abhainn Glass Estate, so there is no requirement to propose a separate access in the 

south corner of the site, next to unit 17. 
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Applicant’s Response – The reference to House no. 7 above corresponds to House no. 48 in 

the revised proposal.  It is not legally possible to enforce a disposal of this portion of land 

on the adjoining landowners.  It is proposed instead to incorporate the land as an extension 

of the rear garden of house unit No. 48, with no access permitted to it via the Bracklin Road, 

as a 1.8m high wall will be constructed as indicated on the updated Site Layout Plan. The 

wall will have a rendered finish to match in with the existing walls either side of it. 

 

 
Applicant’s Response – Noted and agreed. The above is invited by way of a condition in any 

grant of planning permission.  

 

 
Applicant’s Response – Coffey Engineering and Veelite Lighting Consultants have designed 

the Public Lighting proposals in the revised layout, which comply with the Midland Counties 

Public Lighting Specifications.  

 
Applicant’s Response – A condition for the above is invited in any grant of planning 

permission. 

 

 
Applicant’s Response – A condition for the above is invited in any grant of planning 

permission. 
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Applicant’s Response – A condition for the above is invited in any grant of planning 

permission. 

 

All the above items 21 – 29 inclusive will be addressed in the Construction, Traffic & 

Management Plan, in agreement with Longford County Council, prior to development 

commencing.  


