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1.0 INTRODUCTION

Appendix 1 (Residential Audit) has identified a need for the Council to identify a
sufficient amount of zoned lands to accommodate an additional 8,249 dwellings for
the 2026-2030 period.

This Site Assessment report has been prepared following the “call for sites”
publication, which was from the 7" October 2025 to 28" October 2025, as well as
other submissions received outside this informal consultation period, but nevertheless
have been accepted by the Council, and considered as part of this variation. A total
of 93 sites were received and assessed

In addition to the submissions received, the Council has identified a further 61no.
potential development opportunities throughout the County.

Therefore, in total 154 no. sites were assessed as part of this variation process.

This document has been prepared for Portarlington only.

1|Page



2.0 SITE ASSESSMENTS

A Social and Service Infrastructure Audit was prepared by Laois County Council as
part of the evidence base for the Laois County Development Plan (2021-2027). This
is Appendix 9 and it has been used to inform the variation and site assessment’s as
set out below.

Sites are considered on a settlement by settlement basis, with the location and
assessment of each site.

During the site selection process a range of factors need to be taken into consideration
in the selection of additional lands for residential development including, but not limited
to:
Settlement Hierarchy
Scale of growth
Land availability
Existing and planned social and service infrastructure
Deliverability of existing residential zoned land
Location of proposed sites and whether proposed sites:
o Are located within or next to an existing settlement
o Are likely to contribute to the acceleration of housing delivery to 2030
o Are located in areas where Market Analysis shows a level of demand
exists.
o Would contribute to sustainable, compact and sequential patterns of
growth
o Would support the development of infill housing, housing on brownfield
land or address vacancy and dereliction.
o Are located in areas with public transport services.
o Are located in settlements with good social infrastructure and capacity
in schools and community facilities.

The sites assessed were also the subject of a high-level assessment of flood risk by
JBA who were the Planning Authority’s appointed flood risk consultants. This
assessment used Flood Zones A and B, and the following High-End Future Scenario
flood risk areas, in line with the Revised National Planning Framework (NPF) NPO 78:

e CFRAM Fluvial 0.1% HEFS

e CFRAM Tidal 0.1% HEFS

e NCFHM 0.1% HEFS

e NIFM 0.1% HEFS

The recommendation of that assessment is reflected in the Planning Authority’s
recommendations regarding the zoning of lands within the site area. For example
where it is deemed necessary to identify lands as open space which are subject to
flood risk, as part of a residential site, this has been undertaken.

The overall flood zoning maps will be updated in full at the review of the County

Development Plan. A summary of the submission, the Council’s opinion and
recommendation is set out in Table 2.1 below.
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Call for

Sites
Reference

LS-C138-11

Settlement

Portarlington

Site
Location

Bishopswood
Road

Submission
By

Frances
Emerson

Site Size
[Ha]

Location Map

Summary of Submission

The land was previously
zoned residential in the
Portarlington Local Area
Plan, c. 2006. The land is
ready to be sold. All
services required can
easily be accessible. The
developer of 19/432 is
willing to submit a non
contractual letter of interest
in maybe developing our
land.

Planning Authority Assessment

The site lies adjacent, but immediately
outside the development Ilimits of
Portarlington. It lies adjacent to a zoned
site, which is also under construction.

The Planning Authority is of the opinion that
it is possible to prepare a variation in this
instance because the lands are outside the
development limits of Portarlington, and
within the "environs" of the town. It is
recommended that the lands are zoned for
residential development, to contribute to
meeting the additional lands required for
Portarlington to meet the recently published
guidelines concerning housing growth.

Recommended
to zone for
residential

development?

Yes

Variation
Zoning
Reference
(where
recommended)

LS-PN-001

LS-C138-80

Portarlington

North of
Commons or
Derrymore
Close Road

Jason
Redmond

1.83

The site measures approx.
3.8 hectares and was
zoned residential until July
2024. A  pre-planning
meeting was held in
August 2024, and
preparation began for an
LRD application of around
150 units.

The site is not identified as
a flood zone on OPW
CFRAM maps, but the
recent Binnies Flood Study
indicates shallow flooding
in a 1:1000-year event.
Over the past nine months,
IE Consulting has carried
out detailed flood analysis
supported by a
topographical survey
completed by Murphy
Surveys. The flood model
confirms that residential
development is feasible,
with 1:100 and 1:1000-
year events manageable
within the design. Attached
maps llustrate the flood
extents for three scenarios.
The request is to re-zone
the full extent of this town
centre site, as the 1:1000-
year flood areas can be
integrated sustainably
without sterilizing
significant portions of land.

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.

No
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Call for
Sites

Reference

Settlement

Site
Location

Submission

By

Site Size

[Ha]

Location Map

Summary of Submission

A COF from lIrish Water is
provided, and an
accompanying report from
IE Consulting will follow in
early January.

Recommended Vzarla_tlon
oning
to zone for

Planning Authority Assessment . : Reference
residential
(where

?
development? recommended)

B | HEFS 0.1% AEP

I Proposed Sites
|| Sites - HEFS overlap|

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.

LS-C138-85

Portarlington

North of
town,
immediately
beside
county border
and
Derryounce
and Crann
Nua estates

Conor
O’Malley

1.43

Well serviced by
infrastructure, including
road, path and ftrail
network. Sits beside
existing housing estates
and has good access.
Suitable for 30+ units.

These lands are currently unzoned and are Yes LS-PN-004
located immediately adjacent to the town
boundary. It is accessible from the R419,
with a potential access from within the
50km speed zone. The nearby estates are
amber on the UE RAG Status, meaning
there may be some capacity for connection
to water and sewerage.

A footpath would have to be extended to
allow residents to walk into the town centre
and public lighting for safety, but in general
it is an acceptable and appropriate site for
housing.

It is recommend to zone the site for
housing, with matters of connectivity, layout
matters for the planning application stage.
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Call for
Sites

Reference

LS-C138-87

Settlement

Portarlington

Site
Location

Lands at
Bracklone

Submission
By

Ruari Whelan
on behalf of PJ
Hyland

Site Size

[Ha]

1.7

Location Map

Summary of Submission

Area ‘A’ is currently just
outside current residential
zoning and would be
accessible via the

existing residential scheme
at Kilnacourt,
Portarlington. We are of
the opinion that this plot

shall allow for and ensure
multi-modal connectivity to
the existing development
where

facilities are already in
place

Planning Authority Assessment

The land is currently unzoned and outside
the development limits of Portarlington.
The northern part of the site is within flood
zone, whilst lands to the west are
residential.

However, whilst the land is available,
access to the site makes it undeliverable,
i.e. there are existing boundary walls to the
existing estate, coupled with mature
vegetation along the western boundary.

Therefore it is recommended not to zone
this site. It can be a matter of a future
review, and for the applicant to
demonstrate a suitable access can be
provided into the site.

Recommended
to zone for
residential

development?

No

Variation
Zoning
Reference
(where
recommended)

LS-Internal-
31

Portarlington

South-west of
town centre,
approx. 1km

from train
station

Laois County
Council

6.73

No external submission.
Site identified by the
Planning Authority; details
addressed in the Planning
Authority Assessment
section.

These lands are currently unzoned and are
located at the southwest boundary of the
town. The site was submitted for re-zoning
in the JLAP (25-31), but it was deemed that
zoning them would be non-sequential and
go against guidelines of compact growth.

The Planning Authority has revisited the
development potential of the site, and have
consulted with Roads Design who have no
objection to the zoning of the lands, despite
it being within the Roads Obijective buffer
zone. The site would be accessible from
local primary roads that run nearby and it is
located close to important amenities.

The site is located approximately 1km from
the train station and other important
services such as shops, schools and
creches. The site is intersected by Flood
Zone B, which also follows the existing
boundary of trees.

This would be an appropriate boundary to
follow for zoning as well, as zoning all of the
site would be a disproportionate expansion
of the town boundary.

The northern boundary also comprise
mature trees, which forms a natural
boundary and could act as a buffer to the
railway to the north and north east.

Yes (in part)

LS-PN-005
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Call for

Sites
Reference

LS-Internal-
40

Settlement

Portarlington

Site
Location

Land south
of Corrid
Glen

Submission
By

Laois County
Council

Site Size
[Ha]

0.12

Location Map

Summary of Submission

No external submission.
Site identified by the
Planning Authority; details
addressed in the Planning
Authority Assessment
section.

Planning Authority Assessment

The subject lands are currently designated
as "Enterprise and Employment" under the
Portarlington Joint Local Urban Area Plan
(2025-2031). The site comprises an
abandoned, over-vegetated field containing
remnants of ground-floor concrete slabs. It
is strategically located adjacent to
established commercial and residential
development and benefits from direct
access via a local primary road to the west.
Existing sewer and water mains are located
nearby, offering potential for connection.
The lands are outside identified flood risk
zones and are considered suitable for
future development. Itis recommended that
the lands be zoned for residential use to
assist in meeting the additional land
requirements set out in the recently
published housing growth guidelines.

Recommended

to zone for
residential
development?

Yes

Variation
Zoning
Reference
(where
recommended)

LS-PN-002

LS-Internal-
41

Portarlington

Land east of
Station Road

Laois County
Council

0.13

No external submission.
Site identified by the
Planning Authority; details
addressed in the Planning
Authority Assessment
section.

The subject lands are currently designated
as "Open Space & Amenity" under the
Portarlington Joint Local Urban Area Plan
(2025—-2031). The site presently functions
as an ancillary recreational area for the
adjoining apartment complex. However,
given the extensive provision of open space
within the complex, the loss of this 0.13
hectare area would not materially impact
the overall amenity offering. Existing sewer
and water mains are located nearby,
offering potential for connection. The lands
are outside identified flood risk zones and
are considered suitable for future
development. It is recommended that the
lands be zoned for residential use to assist
in meeting the additional land requirements
set out in the recently published housing
growth guidelines.

Yes

LS-PN-003
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Variation

Recommended -
SNy Site Submission Site Size to zone for Zoning
Sites Settlement . Location Map Summary of Submission Planning Authority Assessment . . Reference
Location By [Ha] residential
Reference (where
development?
recommended)
LS-Internal- = Portarlington Land to the Laois County 0.34 No external submission. | The site is currently zoned as "Strategic No
61 south west of Council Site identified by the | Reserve" in the Laois County Development
Castlelea e Planning Authority; details = Plan 2021-2027 and is located within the
Close - addressed in the Planning | development boundary of Portarlington
Auth_orlty Assessment The land is adjacent to the railway to the
section. , ¢
west, and is currently a woodland. It is not
currently considered to be deliverable,
given that other lands with planning
permission to the north and east have not
L& Internal-§1 commenced development.

It is recommended to retain the site as
strategic reserve and consider it again in
the future review of the County
Development Plan.
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