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Part 1 Introduction
1.1 Purpose of Report

This report relates to the issues raised in submissions and observations received from members of
the public, prescribed authorities and key stakeholders following the publication of the Proposed
Variation No. 1 of the Laois County Development Plan 2021 - 2027 pursuant to Section 58 of the
Planning and Development Act 2024 (as amended).

1.2 Background to Proposed Variation No. 1

1.2.1 Reason for Variation

The reason for the proposed variation is to amend the zoning of lands within the adopted Laois
County Development Plan 2021-2027, following the publication of new planning guidelines to
facilitate additional zoning in support of accelerated housing delivery on the 29 July 2025.

https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-
releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-
additional-zoning-in-support-of-accelerated-housing-delivery/

The Guidelines replace the Housing Supply Target Methodology for Development Planning,
Guidelines for Planning Authorities, published in December 2020 as Ministerial Guidelines under
Section 28 of the Act. This is at the following link:

https://assets.gov.ie/static/documents/S.28 Guidelines - NPF Implementation -
Housing Growth Reguirements.pdf

Further to approval of the Revised NPF in April 2025, which sets out a need to plan for the delivery
of approximately 50,000 additional housing units per annum to 2040, the Minister set out that it is
now necessary to replace the Housing Supply Target Methodology for Development Planning,
Guidelines for Planning Authorities published in 2020, and to provide updated 'housing growth
requirements’ to local authorities in order to facilitate the review and variation of city and county
development plans.

The following table provides a breakdown of the new housing targets for Laois.

2025t02034 2035t0 2040

Local Authority = Existing Annual Adopted New  Annual New Annual New
Housing Growth = Development New Housing Housing Growth
Requirement Plan - Annual Growth Requirement
(Housing Supply Housing Requirement 2035 to 2040
Target 2020) Requirement to 2034
(Housing  Supply
Target)
Laois County | 468 666 1,244 585
Council

The overall table is available to view at the following link:

https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-
releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-
additional-zoning-in-support-of-accelerated-housing-delivery/
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https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-additional-zoning-in-support-of-accelerated-housing-delivery/
https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-additional-zoning-in-support-of-accelerated-housing-delivery/
https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-additional-zoning-in-support-of-accelerated-housing-delivery/
https://assets.gov.ie/static/documents/S.28_Guidelines_-_NPF_Implementation_-_Housing_Growth_Requirements.pdf
https://assets.gov.ie/static/documents/S.28_Guidelines_-_NPF_Implementation_-_Housing_Growth_Requirements.pdf
https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-additional-zoning-in-support-of-accelerated-housing-delivery/
https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-additional-zoning-in-support-of-accelerated-housing-delivery/
https://www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/ministers-browne-and-cummins-publish-new-planning-guidelines-to-facilitate-additional-zoning-in-support-of-accelerated-housing-delivery/
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Policy and Objective 2 of the NPF Implementation: Housing Growth Requirements (Guidelines for
Planning Authorities issued under Section 28 of the Planning and Development Act, 2000 (as
amended) states that:

It is a policy and objective of these Guidelines that ‘additional provision’ of up to 50% over and
above the housing growth requirement for each local authority set out in Appendix 1 is reflected
within the relevant City or County Development Plan, subject to consistency with the policies and
objectives of the National Planning Framework - First Revision (2025), relevant Ministerial
Guidelines issued under Section 28 of the Planning and Development Act 2000 (as amended),
relevant Government policy, and the undertaking of necessary environmental assessments.

Following a review of the existing zoned sites (see report titled “Appendix 1 - Residential Audit)
and comparing the envisaged capacities of those site with the new housing requirement issued in
July 2025, it was determined that the Laois County Development Plan (2021-2027) did not have
a sufficient supply of zoned residential sites to meet the revised housing figures.

Therefore, it is necessary to undertake a variation to the Plan to ensure that the Plan has a
sufficient amount of zoned land in the right locations at an appropriate scale to facilitate the new
annual housing growth requirements.

In accordance with best planning practice and the Development Plans - Guidelines for Planning
Authorities (2022)%, the zoning of lands should be undertaken through the plan making process,
informed by evidence-based assessments and audits at both the site and settlement level. This
approach is to enable the sustainable development of settlements, the integration of land use and
transportation planning and the creation of communities that are supported by appropriate
infrastructure.

In County Laois, residential land use zonings apply to 32 settlements (from Key Towns to Villages).
Land use zonings for the higher order settlements of Graiguecullen and Portarlington are
contained in Local Area Plans and are not contained in the Laois County Development Plan 2021-
2027.Proposed Variation No. 1 is intended to address specific, immediate policy updates required
in the short term for Portarlington. It proposes:

That the following maps of the Portarlington Joint Local Area Plan (2025-2031) are included in the
Laois County Development Plan (2021-2027):

Map 1 -Land Use Zoning

Map 2 - Objectives

Map 3 - Land Use Zoning, SAC and Flood Zoning
Map 4 - Green Infrastructure Adopted

Map 5 - Schematic Layout of Transport Elements

and then include:

e Mapping changes setting out:
o Proposed rezonings and the addition of residential zoned lands in response to the
Ministerial Guidelines.

The Proposed Variation is accompanied by:
e A Residential Audit

I Development Plans - Guidelines for Planning Authorities (2022) - Link


https://assets.gov.ie/static/documents/development-plans-guidelines-for-planning-authorities.pdf
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e ASite Assessment Report

o AStrategic Flood Risk Assessment of the proposed zoning amendments

e An Appropriate Assessment (AA) Screening Report and associated AA Screening
Determination, pursuant to the EU Habitats Directive (92/43/EEC) and Planning and
Development Act 2024 (as amended),

e A Strategic Environmental Assessment (SEA) Screening Report and associated SEA
Screening Determination pursuant to the European SEA Directive (2001/42/EC)
European Union (Land Use Planning - SEA) Regulations 2025

In accordance with the provisions of Section 58 of the Planning and Development Act 2024 (as
amended). This was considered the most appropriate and balanced approach to integrating the
Housing Growth Requirement Guidelines as quickly as possible for the remaining lifetime of the
current County Development Plan, which is currently two years.

The Portarlington Joint Local Area Plan 2025-2031 came into effect from the 28th July 2025
within the functional area of the Offaly County Council and 11th of August 2025 within the
functional area of Laois County Council. The quantum of ‘New Residential’ zoned land in
Portarlingtoniscirca 14.52 hectares. It alsoincluded 1no. Strategic Reserve site of c0.83 hectares.

Variation No.1 proposes to zone an additional ¢8.9 hectares to “New Residential” to align the Plan
with the Section 28 Guidelines - NPF Implementation: Housing Growth Requirements.

1.3 Legislative Requirements

In accordance with Section 58(11) of the Planning and Development Act 2024 (as amended), the
Chief Executive is required to prepare areport on the submissions or observations received during
the public consultation period in respect of the Proposed Variation. This report is required to:

e List the persons who made submissions;
e Provide asummary of any —
o Recommendations and submissions made by the Minister;
o Recommendations and submissions made by the Office of the Planning Regulator;
o Submissions made by the regional assembly and the National Transport Authority;
and
o Submissions made by any other persons in relation to the proposed variation (and
the report may, for this purpose, group and summarise the issues raised in different
submissions on a thematic basis).

e Give the response of the chief executive to the issues raised in the submissions, taking
account of the proper planning and sustainable development of the area, the statutory
obligations of the planning authority and any relevant policies or objectives for the time
being of the Government or of any Minister of the Government;

e Setoutthe recommendations of the chief executive as to how any recommendations made
by the Minister and the Office of the Planning Regulator in any submissions made by them
should be dealt with; and

e \Where required, include the assessment of the chief executive of the proposed variation
for the purposes of strategic environmental assessment or appropriate assessment, taking
into account the submissions received under this section.

The report must be presented to the Elected Members no later than 8 weeks from the publication
of the Proposed Variation, i.e. less than 4 weeks after the close of public consultation.

This report is being submitted to the Elected Members of Laois County Council for their
consideration.
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Following consideration of the Chief Executive’s Report, the Elected Members must, in accordance
with Section 58 of the Planning and Development Act 2024, as amended, resolve to make the
variation to the Development Plan, either with or without the proposed alterations or they may
refuse to make it. Material alterations require a further public display period of 4 weeks. When
considering this Variation, the members of the authority shall be restricted to considering the
proper planning and sustainable development of the area to which the development plan relates,
the statutory obligations of any local authority in the area and any relevant policies or objectives
for the time being of the Government or any Minister of the Government, in accordance with
Section 13 (7).

If the Variation is adopted by the Elected Members of the Planning Authority, according to S. 58
the Variation shall have effect from the day it is made.

1.4 Public Consultation

A public notice was published in the Leinster Express on Tuesday, 10" February 2026, notifying
members of the public that the Proposed Variation No. 1 of the Laois County Development Plan
2021 - 2027 (hereafter referred to as ‘the Proposed Variation’) was on public display from 25
February 2026 to 27" March 2026.

The following documents were placed on display:

Variation No. 1 to the Laois County Development Plan 2021 - 2027;
Appendix 1 - Residential Audit for Variation No. 1;

Appendix 3 - Site Assessments for Variation No. 1;

Variation 2 of the Laois County Development Plan 2021-2027 SFRA;
Screening for Appropriate Assessment Report;

Screening for Appropriate Assessment Determination;

Screening for Strategic Environmental Assessment Report;

Strategic Environmental Assessment (SEA) Screening Determination; and
Newspaper Notice from the Leinster Express.

Documents for the Proposed Variation were displayed at the following locations:

e Planning Office, Laois County Council, Aras an Chontae, JFL Avenue, Portlaoise, Co. Laois;
and

e The County Council's dedicated online public consultation portal at:
https://consult.laois.ie/en.

Atotal of 15 submissions/observations were received during the public consultation period, which
can be viewed at:

https://consult.laois.ie/en/consultation/public-consultation-variation-no1-laois-county-
development-plan-2021-2027

1.5 Contents of the Chief Executive’s Report

The Chief Executive’s Report is set out as follows:

Part 1: Introduction to the Chief Executive’s Report;

Part 2: Contains a summary and analysis of all written submissions received, including
from the Office of the Planning Regulator (OPR) and National Transport Authority
(NTA). The remaining submissions from Statutory Consultees, members of the
public and interest groups are summarised.

Part 3: Chief Executive’s Recommendation.


https://consult.laois.ie/en
https://consult.laois.ie/en/consultation/public-consultation-variation-no1-laois-county-development-plan-2021-2027
https://consult.laois.ie/en/consultation/public-consultation-variation-no1-laois-county-development-plan-2021-2027
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Part 4: Composite List of Minor Modifications to the Proposed Variation.

Proposed Variation No. 1 seeks to amends the Laois County Development Plan 2021 - 2027 (the
Plan), with the existing text of the Plan in BLACK, proposed deletions in strikethreugh and proposed
amendments or new text in RED.

In response to submissions received, the Chief Executive may recommend changes to the text of
the amendments in Variation No. 1, the provision of additional amendments to the County
Development Plan or changes to the documents accompanying Variation No. 1.

The recommended deletions to the amendments in Variation No. 1, the Plan and the accompanying
documents in this Chief Executive’s Report are shown in its original colour text as displayed with
strikethrough. The recommended new text in Variation No. 1, the Plan and the accompanying
documents in this Chief Executive’s Report are shown in green print.

1.6 Next Steps

Within six weeks of receiving the Chief Executive’s Report, the Elected Members of Laois County
Council must consider Proposed Variation No. 1 of the Laois County Development Plan 2021 -
2027 and the Chief Executive’s Report (this report).

Following consideration of both, the Elected Members may, as they consider appropriate, by
resolution, make the variation which would, if made, be a material alteration, with or without
further modification or may refuse to make it.

If the Variation is adopted by the Elected Members of the Planning Authority, according to S58 the
Variation shall have effect from the day it is made.

However, if the Elected Members decide to materially alter the Proposed Variation, a further
period of public consultation will be necessary, and the Planning Authority must screen the
Proposed Material Alterations to determine if a Strategic Environmental Assessment (SEA) or
Appropriate Assessment (AA) or both are required for any of the Proposed Material Alterations.
This screening, and if deemed necessary, the SEA or AA processes, must be carried out before
proceeding to the public consultation period.

The public display period for any Proposed Material Alteration is a minimum period of four weeks.
Submissions and observations will be invited with respect to any Proposed Material Alterations,
and following the statutory public consultation period, a Chief Executive’s Report will also be
prepared for consideration.

The Elected Members, acting in the interests of the common good and the proper planning and
sustainable development of the area, must, in accordance with the ‘Code of Conduct for
Councilors’ (July 2019) prepared under the Local Government Act 2001 (as amended), carry out
their duties in atransparent manner, must follow due process and must make their decisions based
on relevant considerations.
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Part 2 Submissions and Chief Executive’s Opinion and
Recommendation

2.1 Introduction

A summary of the issues raised in the consultation process and the Chief Executive’s Opinion and
Recommendations are outlined in this section as follows:

The Office of the Planning Regulator (OPR);

Eastern and Midlands Regional Assembly (EMRA);

National Transport Authority (NTA)

Statutory Stakeholders and Public Bodies, including:
o Transport Infrastructure Ireland

Kilkenny County Council

Department of Education and Youth

Uisce Eireann

Office of Public Works

ESB

Irish Rail

Department of Transport

e Summary of Submissions from all other Persons or Bodies and the Chief Executive's

Opinion and Recommendations

O 0O O O O O O

2.2 List of persons/bodies who made submissions

During the public consultation period a total of 15 valid submissions or observations were
received. The list of persons, prescribed bodies, groups, and stakeholders who made valid
submissions are listed in Table 2.2.12.

Laois County Council would like to take the opportunity to thank those who made written
submissions on the Proposed Variation.

Table 2.2.1: Persons/Organisations Who Made Submissions or Observations

Sub. Author

LS-C150-1 KBM Architects Ltd. on behalf of Edwin Robins

LS-C150-2 CDP Architecture on behalf of Frances Emerson

LS-C150-3 | Clive Wardrop

LS-C150-4 | Transport Infrastructure Ireland (TII)

LS-C150-5 | Kilkenny County Council

LS-C150-6 | National Transport Authority (NTA)

LS-C150-7 | Department of Education and Youth's

LS-C150-8 | JRA Consulting Engineers on behalf of Booth Partnership

2 Note: Submission reference numbers are hyperlinked and provide access to the full submission.


https://consult.laois.ie/en/submission/ls-c150-1
https://consult.laois.ie/en/submission/ls-c150-2
https://consult.laois.ie/en/submission/ls-c150-3
https://consult.laois.ie/en/submission/ls-c150-4
https://consult.laois.ie/en/submission/ls-c150-5
https://consult.laois.ie/en/submission/ls-c150-6
https://consult.laois.ie/en/submission/ls-c150-7
https://consult.laois.ie/en/submission/ls-c150-1
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Sub. Author
LS-C150-9 | Office of the Planning Regulator (OPR)

LS-C150-10 | Uisce Eireann

LS-C150-11 | Office of Public Works (OPW)

LS-C150-12 | Downey, on behalf, Randalswood Holdings Ltd. (McGrath Group)

LS-C150-13 | Electricity Supply Board (ESB)

LS-C150-14 | larnrod Eireann / Irish Rail

LS-C150-15 | Department of Transport

2.3 The Office of The Planning Regulator (OPR)
(LS-C150-9)

This section contains the recommendations and observations raised by the Office of the Planning
Regulator (OPR) and the Opinion and Recommendation of the Chief Executive of how each will be
dealt within Proposed Variation No. 1 of the Laois County Development Plan 2021 - 2027.

The Office has no recommendations or observations to make in respect of the proposed
Variation.

2.3.1 Overview

The Office welcomes proposed Variation to incorporate the land use zoning map and associated
maps (Maps 1-5) of the Portarlington Joint Local Area Plan 2025-2031 into the County
Development Plan and supports the proposed rezonings for residential use in line with the
implementation of the housing growth requirements as set out in the NPF Implementation:
Housing Growth Requirements (2025) (Housing Growth Guidelines).

The Office also welcomes the proposed rezoning of brownfield infill lands at LS-PN-003 and LS-
PN-002 from Open Space & Amenity and Enterprise & Employment to Residential 2 - New
Residential. These lands are well located inrelation to existing local services and infrastructure and
are considered appropriate and sustainable locations for infill residential development.

Inrelation to the proposed rezoning of unzoned lands to Residential 2 - New Residential, the Office
is satisfied that both LS-PN-0O01 and LS-PN-004 lie within the existing built-up area of the
settlement and represent natural extensions to established residential neighbourhoods, including
areas recently completed and those currently under construction. The Office is further satisfied
thatthe supportinginfrastructure required to service these lands, such as extensions to pedestrian
and cycle networks, can be readily delivered to ensure the sites are appropriately serviced and
integrated into the wider urban structure.

A recurring flood event is noted adjacent to site LS-PN-004. While outside the site boundary, the
Planning Authority should ensure that all relevant, up to date information is included in the
assessment for identifying flood risk as part of the Strategic Flood Risk Assessment.

With regard to LS-PN-005, the Office notes that the lands are situated outside the current built-
up area and beyond the natural boundary of the settlement defined by the existing railway line.
Notwithstanding this, the site is in close proximity to a range of local services, is located within an
area of recent residential expansion and has the relevant services available to support housing

- 7-


https://consult.laois.ie/en/submission/ls-c150-9
https://consult.laois.ie/en/submission/ls-c150-10
https://consult.laois.ie/en/submission/ls-c150-11
https://consult.laois.ie/en/submission/ls-c150-12
https://consult.laois.ie/en/submission/ls-c150-13
https://consult.laois.ie/en/submission/ls-c150-14
https://consult.laois.ie/en/submission/ls-c150-15
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development. In this context, the Office supports the proposed rezoning to support the identified
housing growth requirements as set out in the Housing Growth Guidelines.

Overall, the Office is satisfied that the proposed Variation aligns with the principles of compact
growth and the coordinated delivery of housing and supporting infrastructure. The proposed
Variation represents a coherent and evidence-based response to Housing Growth Guidelines in
Portarlington and will assist the Planning Authority in delivering the revised housing growth
requirements for the county.

Chief Executive's Opinion

The Chief Executive welcomes overall support from the OPR, and notes that it has no
recommendations or observations to make in the proposed variation.

Chief Executive’'s Recommendation

No changes are recommended to the Variation in response to the submission from the OPR.

2.4 Eastern and Midland Regional Assembly (EMRA)

Section 58(15)(c)(ii)(I11) of the Planning and Development Act 2024 (as amended) requires that the
Chief Executive’s Report include a summary of any issues raised in submissions made by the
relevant Regional Assembly in respect of a proposed variation.

The Eastern and Midland Regional Assembly (EMRA) was notified of the proposed Variation No. 1
to the County Development Plan in accordance with the statutory requirements.

No submission or observation was received from EMRA during the public consultation period.
Therefore no changes are recommended.

2.5 National Transport Authority (LS-C150-6)

Section 58(15)(c)(ii)(I11) of the Planning and Development Act 2024 (as amended) requires that the
Chief Executive’s Report include a summary of any issues raised in submissions made by the NTA
in respect of a proposed variation.

The purpose of this submission is to outline observations on the transport elements of the Site
Assessment undertaken by Laois County Council and to set out the Authority’s recommendations
arising from the review.

Laois County Council undertook a Site Assessment that considered road and pedestrian
infrastructure. The NTA notes that cycling facilities were not considered.

Three of the five proposed residential sites, LS-PN-001, LS-PN-004 and LS-PN-005, are in
peripheral locations without regular public transport. These sites have no existing cycling facilities
and the Portarlington Local Transport Plan does not identify schemes that would improve cycling
at these locations. No accompanying active travel measures are proposed with the variation. The
NTA is concerned that development at these sites would be car dependent, which would not align
with local or national policy seeking a shift to sustainable modes and reduced transport emissions.

The NTA recommends making appropriate accompanying changes to the Portarlington Joint Local
Area Plan and the Local Transport Plan, and reflecting these in Map 5 Schematic Layout of
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Transport Elements thatis proposed for inclusion inthe County Plan. The NTA confirms availability
to support the local authority in this process.

2.5.2 Chief Executive Opinion and Recommendation

Chief Executive’s Opinion

The Chief Executive recognises the importance of providing appropriate infrastructure for
vulnerable road users in new residential developments.

The response is noted, including making changes to the Portarlington Joint Local Area Plan and
Local Transport Plan. In this case, it is beyond the scope of the variation to make subsequent
changes to either document as they have not been included in the County Development Plan as
part of this variation. The anticipated commencement of the review of the CDP could be
2026/2027, would be supported by an up to date evidence base.

The Council has always and will continue to liaise with developers and their design teams at Pre-
planning and Planning Application stages to ensure that active travel infrastructure (footpaths
and/or cycle tracks) is implemented within and fronting their proposed residential developments.
All new footpaths/cycle tracks must be connected to existing infrastructure in urban areas to
ensure continuity.

With reference to sites LS-PN-001, LS-PN-004 and LS-PN-005 in Variation No. 1 the Council will
ensure that footpath, cycle track and permeability connections are considered at pre-planning
stage and that requirements to deliver such infrastructure is set out in planning conditions when
grants of planning permission are approved.

Therefore it is not necessary as part of the variation to include changes to Map 5.

Chief Executive’s Recommendation

In respect of the Variation no changes are recommended in response to the submission from the
National Transport Authority.

2.6 Statutory Stakeholders and Public Bodies

During the public consultation period 8 submissions or observations were received from the
prescribed authorities (in addition to the OPR and National Transport Authority) as shown in Table
2.6.1° below.

Table 2.6.1: Statutory Stakeholders and Public Bodies who made Submissions or Observations

Sub. Author

LS-C150-4 | Transport Infrastructure Ireland (TII)

LS-C150-5 | Kilkenny County Council

LS-C150-7 | Department of Education and Youth's

LS-C150-10 | Uisce Eireann

LS-C150-11 | Office of Public Works (OPW)

% Note: Submission reference numbers are hyperlinked and provide access to the full submission.


https://consult.laois.ie/en/submission/ls-c150-4
https://consult.laois.ie/en/submission/ls-c150-5
https://consult.laois.ie/en/submission/ls-c150-7
https://consult.laois.ie/en/submission/ls-c150-10
https://consult.laois.ie/en/submission/ls-c150-11
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Sub. Author
LS-C150-13 | Electricity Supply Board (ESB)

LS-C150-14 | larnréd Eireann/ Irish Rail

LS-C150-15 | Department of Transport

2.6.1 Transport Infrastructure Ireland (TII) (LS-C150-4)
2.6.1.1 Overview

TII makes no specific recommendation in respect of the proposed zoning changes.

TII notes prior circulation of the LAP stages (ref. T1124-129456), observes the additional
residential lands indicated through the LAP mapping now being incorporated into the County Plan,
and welcomes recognition of TIl as a key infrastructure provider for ongoing collaboration
following the infrastructure capacity review that concludes Laois is well positioned to
accommodate revised housing growth requirements under the 2025 Section 28 Guidelines.

Having regard to the Plan’s transportation policy objectives, including those reflecting official
national roads policy (TRANS 1, TRANS 4, TRANS 11 and TRANS 13), TIl confirms its availability
to assist the Council with appropriate evidence based transport assessments for development or
zoning proposals near national roads where proposals are demonstrated to accord with official

policy.
2.6.1.2 Chief Executive Opinion and Recommendation

Chief Executive’s Opinion

The response is noted, and the Council will continue to liaise with TII.

Chief Executive’'s Recommendation

In respect of the Variation no changes are recommended in response to the submission from TII.

2.6.2 Kilkenny County Council (LS-C150-5)
2.6.2.1 Overview

Kilkenny County Council have no comments to make on this proposed Variation No. 1 of the Laois
County Development Plan 2021-2027.

2.6.2.2 Chief Executive Opinion and Recommendation

Chief Executive’s Opinion

The response is noted.

Chief Executive’'s Recommendation

Therefore, no changes are recommended in response to the submission from Kilkenny County
Council.

2.6.3 Department of Education and Youth (LS-C150-7)
2.6.3.1 Overview

This submission sets out the Department’s observations on the potential implications for school
provision arising from the proposed rezoning.
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The Department advises that the proposed rezoning of five sites in Portarlington to Residential 2
New Residential may impact school place requirements and requests further engagement with
Laois County Council to consider any school provision that may be needed if the variation is
adopted.

The Department acknowledges the Council’s ongoing work to ensure sufficient and appropriate
land is zoned for educational needs, is willing to continue working with the Council, and invites
contact for any queries.

Chief Executive's Opinion

The response is noted, and the Council would continue to engage with the Department of
Education and Youth, following the adoption of the variation in respect of educational needs arising
from the variation.

Chief Executive’'s Recommendation

No changes are recommended to the variation in response to the submission from the Department
of Education and Youth.

The purpose of this submission is to clarify infrastructure responsibilities, note existing network
constraints, and outline servicing requirements for the proposed rezonings.

Uisce Eireann notes a small typo in Section 4.2.3.2 and clarifies that Uisce Eireann is responsible
for strategic infrastructure while developers provide local watermains and sewers for new estates.

Uisce Eireann flags current sewer network constraints in Portarlington with the Drainage Area
Plan not due until 2027, advises storm disconnection works, and infiltration reduction works to
create additional network capacity and states that where there is no committed Uisce Eireann
project, any upgrades must be developer-funded.

LS-PN-001 requires a developer-led sewer extension.
LS-PN-002, LS-PN-003 and LS-PN-004 are serviceable.
LS-PN-005 may need downstream upgrades depending on density.

Chief Executive’s Opinion

The response is noted, and the Council would continue to engage with the Uisce Eireann, following
the adoption of the variation in respect of infrastructure provision arising from the variation. The
typo referenced is not wording proposed in the variation.

The comments regarding the 5no. sites above are noted and which would be considered at the
planning application stage. .

Chief Executive’'s Recommendation

Therefore,no changes are recommended to the variation in response to the submission from Uisce
Eireann.
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2.6.5 Office of Public Works (OPW) (LS-C150-11)
2.6.5.1 Overview

The purpose of this submission is to record the OPW'’s position on flood risk management, zoning
considerations and the application of SuDS and nature-based solutions.

The OPW notes and supports the plan’s continued commitment to apply the Planning System and
Flood Risk Management Guidelines 2009 and Circular PLO2/2014.

OPW highlights a recurring flood event recorded adjacent to LS-PN-004 with a request that the
SFRA use all up to date information.

” " Flood Summary (ID-2734) X

Flood Event:
Barrow Edenderry Road, Portarlington Recurring

Record Type:
Recurring Flood

DERRYVILLA Flood Source:
River

Geographical Quality:
Approximate Point

Past Flood Event User Guidance Notes can be found here

Associated Information:

DROUGHILL

\
- =
fa B B A

If any future changes to zoning are proposed in areas of flood risk, the OPW notes that an
appropriately detailed flood risk assessment must be undertaken and that any decisions are
robustly justified in line with the Flood Risk Management Guidelines.

The OPW advises that the development plan should identify opportunities for nature-based
solutions to reduce runoff and deliver benefits for water quality, biodiversity, etc, around existing
areas and within new and existing developments through Sustainable Urban Drainage Systems.

Laois County Council should refer to The Best Practice Interim Guidance Document ‘Nature-
based Solutions to the Management of Rainwater and Surface Water Runoff in Urban Areas’, as
well as the Guidance Document for Planners, Developers and Developer Agents ‘Implementation
of Urban Nature-based Solutions’ for further guidance.

The Guidelines recommend that the Strategic Flood Risk Assessment provide clear guidance on
the likely applicability of different SuDS techniques at key development sites and identify where
integrated, area-based SuDS and green infrastructure are appropriate to avoid reliance on
isolated, site-by-site measures.

2.6.5.2 Chief Executive Opinion and Recommendation

Chief Executive’s Opinion

The response is noted, and the recurring flood event adjacent to LS-PN-004 is acknowledged.
However, the site proposed to be zoned for residential development is outside any identified flood
zone. Nevertheless it is considered appropriate to amend the SFRA to report on the adjacent
historic flood event to LS-PN-004. It is also considered appropriate to include amendments to the
SFRA to enhance the approach for sites considering NBS and SuDS for all new development.
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In respect of nature based solutions, the Chief Executive refers to Section 10.2 of the LCDP
(Surface Water, Drainage and Flooding) which includes a range of Surface Water and Drainage
Policy Objectives, including SWD1 to 8 (inclusive), DM SWD1. Nevertheless it could be
referenced in the SFRA, as set out below.

Chief Executive’'s Recommendation

Therefore, the following change is recommended in response to the submission from Office of
Public Works.

e Section 2.2.2 of the SFRA for LS-PN-001 to 005:

In particular it is noted that the site will offer opportunities to integrate nature based solutions to reduce
runoff and deliver benefits for both water quality and biodiversity. At development management stage
applicants should implement the Best Practice Interim Guidance Document ‘Nature-based Solutions to
the Management of Rainwater and Surface Water Runoff in Urban Areas’, as well as the Guidance
Document for Planners, Developers and Developer Agents ‘Implementation of Urban Nature-based
Solutions’ wherever possible.

The historical flood event is noted in Section 2.2.2 under LS-PN-0O04 under the Historical Flooding row: A
recurring flood event is noted on the Barrow Edenderry Road adjacent to but not within the site.

This is considered to be a minor modification which is addressed in Part 3 and Part 4 of this report.

2.6.6 Electricity Supply Board (ESB) (LS-C150-13)
2.6.6.1 Overview

The purpose of this submission is to confirm ESB’s approach to ongoing coordination with the
planning authority and to outline how network planning will align with the development strategy.

ESB commits to ongoing early engagement to safeguard infrastructure corridors, identify suitable
sites and ensure network capacity keeps pace with compact growth, sustainable settlement
patterns and decarbonisation goals, noting that Section 4.2.3.5 Electricity Network, contained in
the Variation No. 1 to the LCDP 21-27 published documentation, is a snapshot that will evolve as
capital works progress.

ESB will shortly brief the Council on planned Medium and Low Voltage upgrades serving urban
areas, including Portarlington, outlining reinforcement works, expected capacity improvements
and indicative timelines and remains available to provide technical input, mapping intelligence and
further clarification to keep network development aligned with the county’s long-term growth
objectives.

2.6.6.2 Chief Executive Opinion and Recommendation

Chief Executive’s Opinion

The response is noted, and the Council will continue to engage with ESB regarding the planned
medium and low voltage upgrades, to ensure this is facilitated, which in turn would assist in the
delivery of meeting the growth expectations envisaged in the variation’s currently proposed.

Chief Executive’'s Recommendation

No changes are recommended to the variation in response to the submission from ESB.
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larnrod  Eireann highlights the importance of protecting existing railway corridors and
safeguarding land needed for future upgrades identified in the All-Island Strategic Rail Review and
Rail Projects Prioritisation Strategy, including potential track realignments, double tracking,
electrification and capacity enhancements.

The submission notes that new residential zoning near the rail line, particularly sites such as
LS-PN-005, must incorporate measures to protect railway boundaries and allow future expansion.

It also raises concerns about increased use of railway overbridges and underbridges, noting their
structural constraints and the need to ensure any development relying on these structures does
not compromise safety, access, or railway operations. Engagement with larnrod Eireann at early
design stages is requested for any works adjacent to or affecting railway property.

Chief Executive’s Opinion

The response is noted. With regards to LS-PN-0O5 there is a field between the site proposed to be
zoned and the railway, which acts as a bqffer between the proposed site and railway. The Council
will continue to engage with larnrdd Eireann for any works adjacent to or affecting railway
property.

Chief Executive’s Recommendation

No changes are recommended to the variation in response to the submission from larnréd Eireann
/ Irish Rail

The purpose of this submission is to highlight matters relating to rail infrastructure protection,
future upgrades and development interfaces with the railway network.

The submission emphasises the need for the Development Plan to fully support national climate
targets by ensuring adequate provision for electric vehicle charging infrastructure. It highlights
that achieving the Climate Action Plan goal of shifting 30% of the fleet to electric by 2030 depends
on acomprehensive, accessible charging network across en-route, neighbourhood and destination
locations. It notes that the EV Infrastructure Strategy 2022-2025 and the National EV
Infrastructure Plan set out the required roadmap and that County Development Plans must
incorporate these requirements.

The Department notes that planning authorities should ensure EV charging needs are integrated
into planning applications, including where required under the Energy Performance of Buildings
Directive, so that local planning policy facilitates and accelerates the transition to electric vehicles.

Chief Executive’s Opinion

The response is noted. Policy TRANS 34 and 35 of the Laois County Development Plan (2021-
2027) states:
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TRANS 34 - 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
50 as to be capable of accommodating future charging points, as required.

TRANS 35 - 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.

Therefore the current Laois County Development Plan (2021-2027) is facilitating and accelerating
the transition to electric vehicles.

Chief Executive’'s Recommendation

No changes are recommended to the Variation in response to the submission from the Department
of Transport.

2.7 Summary of Submissions from all other Persons or
Bodies and the Chief Executive's Opinion and
Recommendations

Table 2.7.1% lists the submissions/observations made during the public consultation period for
Proposed Variation No. 1 of the Laois County Development Plan 2021 -2027 from all other
persons or bodies.

Table 2.7.1: All other Persons or Bodies who made Submissions
Sub. Author

LS-C150-1 KBM Architects Ltd. on behalf of Edwin Robins

LS-C150-2 CDP Architecture on behalf of Frances Emerson

LS-C150-3 | Clive Wardrop

LS-C150-8 | JRA Consulting Engineers on behalf of Booth Partnership

LS-C150-12 | Downey, on behalf, Randalswood Holdings Ltd. (McGrath Group)

2.7.1 KBM Architects on behalf of Edwin Robins (LS-
C150-1)
2711 Overview

This submission requests that the lands be zoned New Residential under Proposed Variation No.
1 of the Laois County Development Plan 2021-2027 in order to increase the potential deliverable
housing supply in Portarlington.

The subject site is a greenfield parcel adjacent to established residential development and is
currently zoned Community, Educational and Institutional with the Community Services and
Facilities objective in the adopted Portarlington Joint Local Area Plan 2025-2031.

4 Note: Submission reference numbers are hyperlinked and provide access to the full submission.
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- L/ W NS,
Image of Subject Site (Google Maps)
The lands have direct access from the Kilnacourt Woods housing development. Services are
accessible in the public road. The site has favourable topography and ground conditions.

The lands are within approximately 200 metres of the town centre and within approximately 500
metres of local schools. They are adjacent to the Community Centre and Leisure Centre.

Itis considered that the proposed New Residential zoning objective would be consistent with the
proper planning and sustainable development of the area.

Rationale
The rationale for the proposed New Residential zoning is outlined below.

Subject site is a greenfield site located adjacent to existing residential developments
Subject site has direct access from Kilnacourt Woods Housing Development
Services accessible in public road

Favourable Topography and ground conditions within site

Within 200m of town centre

Within 500m of local schools

Adjacent to Community Centre & Leisure Centre
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2.7.1.2 Chief Executive Opinion and Recommendation

Chief Executive's Opinion

The site is well located in close proximity to Portarlington town centre. Inrespect of flood risk, the
landisin Flood Zone C and unaffected by climate change impacts. No issue from SFRA perspective.
However it appears to be landlocked from the adjacent lands to the east and south. Access from
the west through the Portarlington Leisure Centre is not acceptable as it would give rise to
conflicts between traffic from the use of that site, with the proposed residential site.

Therefore, it is not considered to be suitable to zone the site for residential development until it
can be categorically demonstrated the site can be adequately accessed from the public road to the
east or south.

This could be considered at the review of the CDP, which could commence in 2026/27.

Chief Executive’'s Recommendation

No changes are recommended to the Variation in response to the submission from KBM Architects
on behalf of Edwin Robins (LS-C150-1).

2.7.2 CDP Architecture on behalf of Frances Emerson
(LS-C150-2)
2.7.21 Overview

The purpose of this submission is to object to the proposed rezoning of the subject lands at
Bishopswood, Portarlington, on the grounds that the site has unresolved flooding risk, inadequate
pedestrian and road access, a peripheral location remote from services, and potentially unsuitable
ground conditions.

The siteis lower than adjoining lands and has a record of flooding. The landowner previously stated
in a submission under LS-C138-11 that the land is now flooded even in warm weather and that no
other planning should be considered until flooding is resolved. A site constraints note said the lands
were outside critical flood zones, which is disputed. The requestis for inclusion in the Portarlington
Flood Risk Assessment and for no zoning change without a site specific flood risk assessment.

Pedestrian access to the town is described as extremely poor with several pinch points. Zoning is
considered premature pending upgrades to the L7178 roads and footpaths.
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The land lies on the periphery, removed from schools, shops, healthcare and public transport. The
submission notes alternative sites within the urban area with existing services and asks that a
sequential approach prioritise those centrally serviced sites before peripheral lands.

The underlying ground is reported as poor. A neighbouring scheme reportedly had to redesign and
move housing away from the boundary after very poor ground was encountered to a depth of
about 20 meters. Comprehensive site investigation is sought before any consideration of
residential zoning.

Given flooding, access, peripheral location and ground conditions, the submitter formally objects
to rezoning of the subject lands.

2.7.2.2 Chief Executive Opinion and Recommendation

Chief Executive's Opinion

In response to concerns raised by CDP Architecture (LS-C150-2), the Council undertook a
assessment’s of sites, the details of which are enclosed in Appendix 3 (Site Assessment) of the
variation. This site was also subject to a Strategic Flood Risk assessment, which was undertaken
by JBA Consulting, who are the Council’s appointed flood risk consultants. That was put on public
display, with an extract of that document below:

222 Detaded Flood Risk Review
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Flord Riak Overview Site L5-PN-D01 comprises agricuttural land. It Is situated In the
northeast of Poraningion, along the L7173, A new resldential
geyvelopment s 1o the Immediate west, and existing residences
are to the north and east. Agricultural fizids are to the south.

The site 15 not siuated within Fiood Zones & or B, norin the
HEFZ 0.1% and 1% AEP zonsag.

Higtorieal Flaoding A recurring fiood event (Flood ID-2735) assoclated with the River
Barmow overfiowing is banks onio the adjeining fisodpiain is In
the general area of Droghill. However, the she Is not suated
whhin Flood Zones A or B or the HEFS 0.1% area, and there are
no previous Nood extents recorded on the site.

Climate Changs The propasad slbe ks nat wihin the HEFS 0.1% AEP area.
Concluskon The propasad variation to the land use zoning ks appropriate.
REMN-JBALXX-XX-RP-HO-0001-53-P02-Varation_1.docx Page 8

Fiood risk can be managed In ing whh approved Policy and the
guidance provided within Section & of the SFRA preparad for the
Portarington Joint Local Area Plan (JLAP) 2025-203 (the parent
SFRA].

The comments raised by CDP Architecture (LS-C150-2) have been assessed by JBA, who have
provided the following response:

There is no formal EPA defined watercourse at this location and the issue is a local pluvial/surface water
ponding/drainage issue that would be managed by the surface water drainage system for any new
development

Matters relating to the sewer extension, referenced by Uisce Eireann (LS-C150-10) will be the
subject of negotiation and agreement at the planning application stage.

Chief Executive’'s Recommendation

No changes are recommended to the Variation in response to the submission from CDP
Architecture on behalf of Emerson Frances (LS-C150-2).

Therefore for avoidance of doubt, the site is to be zoned as Residential 2 “New Residential”.
2.7.3 Clive Wardrop (LS-C150-3)

2.7.3.1 Overview

| wish to apply for rezoning of my land for agricultural use, folio number LS30253F, LS13301F,
LS3686L.
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Chief Executive’s Opinion

The lands are located within the centre of Portarlington and are currently zoned as “Town Centre”
(see below) extract from Map 1.
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The Chief Executive is of the opinion that rezoning the lands for agricultural use would be contrary
to national guidelines and it would not deliver compact growth. The zoning of the site as town
centre is therefore considered to be acceptable.

Chief Executive’'s Recommendation

No changes are recommended to the Variation in response to the submission from Clive Wardrop.

2.7.4 JRA Consulting Engineers on behalf of Booth
Partnership (LS-150-8)
2741 Overview

This submission relates to the proposed variation to the Laois County Development Plan as it
concerns lands identified as LS-C138-80. The submission comprises two letters addressing the
proposed rezoning of these lands for residential use and provides technical and planning
commentary for consideration.
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The Council’s variation, informed by advice from JBA, recommends retaining open space zoning
and a water compatible use on the basis that the site is within Flood Zones A and B and connected
to the River Barrow, that it fails the justification test on the grounds of not being within or adjacent
to the town core, that flood risk on the lands cannot be effectively managed, and that there is no
proposed protection from the Portarlington Flood Relief Scheme in future.
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0.1% AEP (1 IN 1000 YEAR)
FLUVIAL FLOOD DEPTHS

| B 0.25 - 0.50m
4 B 0.50 - 1.00m
W 1.00 - 1.50m
B 1.50 - 2.00m

o > 2.00m

In response, |E Consulting sets out the site context and extent, noting an area of approximately
3.91 hectares bounded by Sandy Lane to the north, Derrymore Close to the south, and established
residential to the east and west, and then presents a site specific hydrological assessment and
hydraulic model developed in liaison with the Portarlington FRS team using detailed topographic
data and the draft scheme model. The modelling identifies two potential flood sources, namely
rainfall within the site catchment and extreme fluvial events on the River Barrow that may back
flow and surcharge twin one metre culverts, and then tests a proposed development scenario in
which delineated Flood Zone extents are retained within planned green open space so that
buildings and infrastructure are not inundated during the 0.1 percent AEP event. The analysis
reports a peak flood level of 66.70 metres OD for the 0.1 percent AEP event with finished floor
and road levels set at least 0.3 metres above, indicates no increase in flood extents or risk on or off
site, confirms continued flood storage and connectivity with the Barrow, and states that the
proposal does not rely on any existing or future flood defences.

= J SUBJECT SITE
* LANDSCAPING FEATURE - PATH

0.1% AEP (1 IN 1000 YEAR)

FLUVIAL FLOOD DEPTHS

W 0.00 - 0.25m

B 0.25 - 0.50m

[ 0.50 - 1.00m

B 1.00- 1.50m

B 150 - 2.00m

> 2.00m

~
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Peak Water Level During 0.1%
AEP Flood Event - 66.70m OD |\
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A separate letter from Jason Redmond and Associates addresses the justification test issue
regarding proximity to the town core and argues that the lands lie approximately 200 to 280
metres from Main Street within the defined development boundary and predominantly zoned
Residential 2, are surrounded by established urban development with direct pedestrian and
vehicular connectivity and available services, and have a history of permissions for significant
urban scale development, such that the site functions as part of the urban neighbourhood that
supports compact growth and therefore should not be deemed to fail on proximity grounds. The
letter also supports |E Consulting’s professional view that flood risk can be managed to an
appropriate and sustainable level and requests that the lands be rezoned for residential use as part
of the variation.

2.7.4.2 Chief Executive Opinion and Recommendation

Chief Executive's Opinion

Laois County Council received a submission in respect of the above lands through the call for sites
public consultation (reference LS-C138-80). The site was assessed, a summary of which is
contained in Appendix 3 (Site Assessment for Variation No.1), which states that:

The site is currently zoned as “Open Space & Amenity” under the Portarlington Joint Local Area
Plan 2025-2031 and lies within the town’s development boundary. Existing sewer and water
mains are located nearby, providing potential for connection.

The site was assessed by JBA (Planning Authority’s Flood Risk Consultants) whose response was
as follows:

The information provided by the Portarlington FRS has assessed the area as being subject to fluvial flood
risk (within Flood Zone A/B) and is connected to the River Barrow. The site contains low lying levels that
provide a flood storage function/are connected to the Barrow floodplain. As such it is not recommended
that any changes are made to the zoning on the basis that the site fails the Justification Test due to it not
being within or adjacent to the core, that flood risk on the site cannot be managed effectively and there is
no proposed protection from the Portarlington FRS in the future.

Legend
I Flood Zone A
Flood Zone B
| HEFS 0.1% AEP
[ Proposed Sites
M| | Sites - HEFS overlap
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The recommendation is therefore to retain the open space zoning as per the Portarlington JLAP
(25-31). This aligns with the advise from JBA whose recommend to zone the site for water
compatible use.

The submission received from Booth Partnership hasbeen assessed by JBA Consulting who advise
the following:

The information provided by the Portarlington FRS has assessed the area as being subject to fluvial flood
risk (within Flood Zone A/B), sensitive to future climate change impacts and is connected to the River
Barrow via twin 1m circular culverts - which introduce the residual risk of blockage. The site contains low
lying levels that provide an important flood storage function and provide future resilience to climate
change.

As such it is not recommended that any changes are made to the zoning on the basis for the above reasons
and that consequentially the site fails the Justification Test Part 2, due to it not being within or adjacent
to the core.

JBA also advises that:

If the site fails on Part 2 of the Justification Test it is then not necessary to move to Part 3 of the Test and
any such response is not technically relevant.

Nevertheless, the submission does not provide sufficient details on the specific flood volume that
is retained on site at the 0.1% AEP event in comparison with the existing scenario, it does not
therefore provide sufficient evidence that there is not a loss of floodplain nor any increase in risk
elsewhere by means of an assessment of depth or level differences in the 2D model domain.
Furthermore it does not assess climate change or residual risk of culvert blockage. Due to the lack
of detail it is therefore not possible to determine if the approach is consistent with the Planning
System and Flood Risk Management Guidelines and Part 3 of the Justification test thereunder.

It is most likely that the mitigation option offers less floodplain storage than is currently available
onsite and it would also impact the ability to manage potential future climate change impacts, akey
point under NPO 78 of the NPF which the Council are required to consider when zoning lands for
development.

Chief Executive’s Recommendation

No changes are recommended to the Variation in response to the submission from JRA Consulting
Engineers on behalf of Booth Partnership (LS-150-8)

The purpose of this submission is to confirm support for the proposed change of lands identified as
LS-PN-005 and to outline the planning rationale for the rezoning.

The submission notes that the lands are sequential to existing development, well-served by
amenities, employment and public transport, and can deliver over 100 homes in the short term.
The submission notes the scarcity of remaining undeveloped residentially zoned land in
Portarlington and contends that additional land is required to meet projected demand. It highlights
the developer’s track record, readiness to proceed to design and planning stages, and the existence
of necessary services, while also referencing previous rezoning attempts that were refused under
older, lower housing targets but are now justified based on the current planning context.
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2.7.5.2 Chief Executive Opinion and Recommendation

Chief Executive’s Opinion

The supporting comments from Downey Planning on behalf of Randalswood Holdings Ltd.
(McGrath Group) (LS-C150-12) are welcomed.

Chief Executive’'s Recommendation

No changes are recommended in response to the submission from Downey on behalf of
Randalswood Holdings Ltd (McGrwath Group) (LS-150-12).
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Part 3 Chief Executives' Recommendation

Following a review of Proposed Variation No. 1, it is recommended that Variation No. 1 be adopted
subject to minor modifications.

Part3
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Part4 Composite List of Minor Modifications to the
Proposed Variation

4.1 Minor Modification No.1
Section 2.2.2 of the SFRA for LS-PN-001 to 005 to be amended as follows:

In particular it is noted that the site will offer opportunities to integrate nature based solutions to reduce
runoff and deliver benefits for both water quality and biodiversity. At development management stage
applicants should implement the Best Practice Interim Guidance Document ‘Nature-based Solutions to
the Management of Rainwater and Surface Water Runoff in Urban Areas’, as well as the Guidance
Document for Planners, Developers and Developer Agents ‘Implementation of Urban Nature-based
Solutions’ wherever possible.

The historical flood event is noted in Section 2.2.2 under LS-PN-O04 under the Historical Flooding row: A
recurring flood event is noted on the Barrow Edenderry Road adjacent to but not within the site.
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