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Foreword:

A Draft Direction was issued by the Minister for the Environment, Community and Local Government
on 17" day of June 2016 which effectively states that Meath County Council has failed to take
sufficient account of submissions made by the Minister by the establishment of a ‘Live Work
Community’ at lands at Dunboyne North/Pace.

On the 23™ May 2016, the Elected Members of Meath County Council varied the Meath County
Development Plan 2013-2019, this variation is titled Variation No 3. The purpose of Variation No. 3
was to align the County Development Plan 2013-2019 with the key tenets of the Meath Economic
Strategy 2014-2022. The Strategy was supported by the Elected Members of the Council, the
Planning and Enterprise Strategic Policy Committee and the Meath Economic Forum (established in
2014).

There are 3 critical stages fundamental to the successful delivery of this project culminating with
Variation No.3 the subject matter of the Draft Direction.

These include;
1. Baseline Study prepared by Maynooth University, completed in 2013

2. The Economic Development Strategy for County Meath, completed in 2014 which
contains the following elements:

- Economic Action Plan
- Spatial Implementation Plan
- Marketing Plan

3. Integration of the Economic Strategy by variation of the County Development Plan,
Local Area Plans, etc...which is ongoing.

Variation No.3 is based on independent, rigorous, transparent, evidence based research and
expertise from nationally known Planning, Economic and Marketing Consultants. PMCA Consultants
(Economist), John Spain and Associates (Town Planning) and Jim Devlin of FTI Consultants
(Marketing) were retained by the Council to prepare the Economic Strategy and the Spatial
Implementation Plan.

The Dunboyne Corridor is situated within the Dublin Metropolitan Area; it is the only settlement in
Meath within the Metropolitan Area of the Greater Dublin Area- The National Gateway. It is
designated within the Regional Planning Guidelines for the Greater Dublin Area 2010 - 2022, as a
Large Growth Town Il and a Secondary Economic Growth Town within the Metropolitan Area. A



Large Growth Town Il is described as ‘strong active growth towns, economically vibrant with high
quality transport links to larger towns/city’ of up to 30,000 persons.

Structure of Report

Section 1 Overview of National, Regional and Local Planning Policy

This section provides the National, Regional and Local planning context for Variation 3 of the Meath

County Development Plan, 2013-2019.

Section 2 Public Consultation Process

This section sets out the Statutory process to date and includes a summary of submissions received

as a result of the public display of the Draft Direction.

Section 3 Response and Recommendation of Chief Executive

This section sets out the response and recommendation of the Chief Executive to the contents of
the Draft Direction.



SECTION 1

OVERVIEW OF NATIONAL, REGIONAL

AND
LOCAL PLANNING POLICY
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1.1 Introduction

This section provides an overview and analysis of planning and economic policy documents from the

National, Regional and Local planning policy perspective and how these key documents influence the

planning and development context of the lands the subject matter of the Draft Direction.

National National Planning Framework
National Spatial Strategy, 2002-2020
Rebuilding Ireland — Action Plan for Housing
and Homelessness, 2016
IDA Ireland Winning: Foreign Direct Investment,
2015 - 2019.
Action Plan for Jobs, 2016

Regional Regional Planning Guidelines, 2010-2022
Retail Strategy for the Greater Dublin Area,
2008-2028
Transport Strategy for the Greater Dublin Area,
2016-2035
Regional Spatial and Economic Strategy

Local Meath County Development Plan, 2013-2019

incorporating Variations 1-3

Dunboyne Clonee Pace Local Area Plan, 2009-
2015

Dunboyne Clonee Corridor
Strategic Framework Guidance, 2015

Economic Development Strategy for County
Meath, 2014-2022

Local Economic and Community Plan, 2016-
2021
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1.2 National Planning Context

1.2.1 National Planning Framework

The National Planning Framework (NPF) will be developed to provide the context for national spatial
planning for the next decade and beyond. This will involve reshaping and focusing the existing
National Spatial Strategy (NSS) to meet future challenges. The new framework will:

e Identify national priorities with regard to future employment growth and development;

e Distinguish between the role of the larger cities in acting as our major international players
and our regional towns in extending the influence of the cities;

e Establish a clear policy framework within which there will be more dynamic participation by
rural areas in overall regional development by re-emphasising the contribution from rural
based enterprise in food, tourism, natural resource and innovation sectors.

e NPF will have a statutory basis.

This new framework will provide the strategic context for, amongst other matters:

e Investment in critical national infrastructure by both the public and private sectors in key
areas like housing, transport, energy, water services, communications and waste
management;

e Planning at regional and local levels for Ireland’s requirements in relation to housing,
commercial, office and industrial accommodation;

e Preparation of new Regional Economic and Spatial Strategies (RSESs) by the three new
Regional Assemblies and the associated enhancement of the economic development focus
of local authorities as provided for under the Local Government Reform Act 2014.

As part of the reform of local government as set out in “Putting People First” (published in 2012), the
Local Government Reform Act 2014 provided for the existing 8 regional authorities and 2 regional
assemblies to be replaced by 3 new regional assemblies which were established with effect from 1
January 2015. It is envisaged that the NPF will be completed in 2017.

1.2.2 National Spatial Strategy, 2002-2020

The National Spatial Strategy (NSS) remains in place until its replacement by the National Planning
Framework (NPF). The NSS is a twenty year planning framework designed to achieve a better
balance of social, economic, physical development and population growth between regions. Its focus
is on people, places and building communities.

Section 2.2 of the NSS discusses key development trends within Ireland. The NSS acknowledges that

‘the Greater Dublin Area (GDA) has experienced rapid development, which has driven much

of the country’s economic success in recent years and delivered vital national benefits.”

! Emphasis added by underlining throughout
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http://www.irishstatutebook.ie/2014/en/act/pub/0001/index.html

The strategy goes on to say that:

‘The performance of the GDA is pivotal to the overall economic well-being of Ireland. Looking

at the value of the goods and services produced in terms of the economic indicator known as
Gross Value Added (GVA)5, Dublin City and the surrounding three Dublin counties accounted
for 38.9% of the national total in 1999. Combining the total for Dublin with Meath, Kildare
and Wicklow, the GVA of the Greater Dublin Area represented 47.9% of the national total in
1999/

The NSS research indicates that some of the consequences of established unsustainable trends could
become even more significant, in light of a number of projections including:

‘In_relative terms, use of sustainable transport modes like walking, cycling and public

transport is falling and could continue to fall.’

The NSS goes on to state:

‘A substantial amount of new house building is taking place outside urban areas. In many
cases this tends to place greater distance between people and their work, increases

dependence on the car, limits the effectiveness of public investment in providing utilities and

services and threatens the quality of the rural environment in some areas.’

Section 3.7.1 acknowledges the central connectivity between land use and efficient transport
modalities by stating that:

‘Decisions on land use and development must take account of the existing public transport

networks or support the emergence and development of new or augmented networks.’

1.2.3 Rebuilding Ireland — Action Plan for Housing and Homelessness, July 2016

The Action Plan for Housing and Homelessness is an “All of Government” Plan which seeks to
achieve the Government goals of increasing the delivery of social housing, private housing
construction and improving the rental market.

In the overview of the Action Plan it is acknowledged that:

‘Our economy has recovered quickly and increasing population and employment mean that a
significant increase in new _homes is needed for a growing and working economy, and to

address the significant level of social housing need.’

A core objective of the Plan is:

‘Ensuring housing’s contribution to the national economy is steady and supportive of

sustainable economic growth.’
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The Action Plan when addressing Location and Land Supply states that:

‘In addition to the scale of housing provision, the delivery of housing in the right place is also
central to enabling a good standard of living and improving quality of life. Locating housing

in the right place provides the opportunity for wider family and social networks to thrive,

maximises access to employment opportunities and to services such as education, public

transport, health and amenities, while also delivering on sustainability objectives related to

efficiency in service delivery and investment provision.’

1.2.4 IDA Ireland Winning: Foreign Direct Investment, 2015 — 2019

IDA Ireland’s strategy, Winning: Foreign Direct Investment 2015-2019 aims to increase Foreign Direct
Investment (FDI). Regional development is a major component of IDA Ireland’s new corporate
strategy. In their strategy, IDA Ireland emphasised that,

‘There is an increasing trend of FDI locating in larger urban areas. Dublin is an international-
scale city and, as such, has a key role in attracting investment. Ireland has a large number of
attractive cities and towns that have a proven ability to attract FDI. These urban centres will
play an important part in attracting FDI to all regions.’

IDA Ireland is targeting a minimum increase in investment of 30% to 40% in each region outside
Dublin, with Dublin continuing to attract similar high investment levels as before. As noted in their
strategy document,

‘Dublin & the Mid-East (Kildare, Meath and Wicklow) have benefitted from a high
concentration of FDI. Dublin, as the capital city and the main population centre in Ireland
acts as a major attractor of FDI for Ireland and its regions.’

IDA’s FDI Strategy highlights the economic opportunities available in the Great Dublin Area:

‘Dublin and its hinterland is also home to arguably the strongest technology cluster in
Europe. IDA will strive to achieve the same high level of investment into Dublin over the
lifetime of the new strategy. In addition, IDA will aim to increase investment into the Mid-
East by 30% to 40% in line with other regions.’

1.2.5 Action Plan for Jobs, 2016

The aim of the governments Action Plan for Jobs is to support enterprise growth and job creation in
every region of the country where their focus is now on “Ireland’s transformation from an economy
recovering from the most severe recession to a competitive, innovative, highly productive, and
environmentally sustainable economy providing sustainable full employment for its people”. Action
Plan for Jobs 2016 marks the transition to the implementation of key Government policies that plan
for medium term growth. This plan is an integrated whole of Government commitment to job
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creation with actions across all Government Departments to ensure that more employment
opportunities are available to those who are seeking work.

In 2015 a new approach to upgrading the attractiveness and competitiveness of all our regions was
seen through the development of Regional Action Plans for Jobs. Within these plans the government

‘want each region to achieve its economic potential and raise employment levels in each of the
regions through the implementation of the Regional Action Plans for Jobs. Our goal is to have a
further 10 to 15 per cent at work in each region by 2020 and to ensure the unemployment rate is
within one per cent of the State average.’

1.3 Regional Planning Perspective

1.3.1 Regional Planning Guidelines, 2010 — 2022 (RPGSs)

The Regional Planning Guidelines for the Greater Dublin Area stipulates that Dunboyne, along with
Newbridge, Greystones, Arklow, Cherrywood, Balbriggan, Maynooth, Leixlip are designated Large
Growth Towns Il in the Settlement Hierarchy of the Region. This category of settlements are smaller
in scale than those towns designated as Large Growth Town and are described as strong active
growth towns, economically vibrant with high quality transport links to larger towns/city.

The RPGs outlines its requirements for inclusion in Development Plans/Core Strategies with respect
to Meath and states as follows:

‘The key foci for the county over the lifetime of these guidelines will be to utilise the recent
investments in transport and related infrastructure as a basis for sustainable development
and to encourage investment in community, recreational, commercial and economic
development to support the population of the county. In particular, opportunities to focus

growth in _association with the construction of the rail line to Dunboyne will allow for a

sustainable pattern of housing development and other key related services in social, retail,

employment and community in the existing metropolitan area.’

The RPGs go on to state that towns within the Metropolitan Area, including Dunboyne, should make
maximum benefit of existing assets e.g. public transport, social and infrastructural utilities. This may
include expansion of the built footprint of a settlement, where this is in tandem with the
development of planned, high quality heavy or light rail based public transport projects. The process
should be plan-led by the prior delivery of high standard and integrated local area plans or Strategic
Development Zones, where new housing and public transport and other services are delivered in
tandem.

The RPGs at Section 3.7.5 state that:

‘Dunboyne, a large growth town Il in the metropolitan area, has yet to realise its long term
potential but plays an important role in this economic growth area given its status and
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location on a developing rail line. It is also located strategically on the edge of the Gateway

Core in an area with a high FDI presence.

It further states that:

‘this economic growth area experiences high levels of outward commuting patterns to the
Dublin area, and it is important that economic stimuli measures are underpinned by
necessary infrastructure investment, particularly in relation to water and waste water
services.’

1.3.2 Retail Strategy for the Greater Dublin Area, 2008-2028

The Strategy aims to set out a co-ordinated, sustainable approach to the assessment and provision
of retail within the GDA so that:

e Adequate and suitable provision is made to meet the needs of the growing and changing
population, both overall and locally, and provide for healthy competition and consumer choice,

e Retail in suitable locations is provided, integrated within existing growth areas and public transport
investment, and

e Significant overprovision, which would place more marginal locations under severe pressure and
undermine sustainability driven policies aimed at revitalising town centres is avoided.

Section 6.33 outlines specific policy recommendations which include:

‘To provide for the future development of Dunboyne from Level 3 to a Level 2 centre over a
15-20 year time frame alongside the development of the rail line and associated future
population growth, with this growth guided by the Integrated Framework Plan for Land use
and Transportation Plan and the Local Area Plan for Dunboyne.’

1.3.3 Transport Strategy for the Greater Dublin Area, 2016-2035

In setting out its purpose and rationale, the document outlines a number of core principles from the
strategic vision, which include:

e ‘The Dublin and Mid-East Regions will be attractive, vibrant locations for industry, commerce,
recreation and tourism and will be a major focus for economic growth
e Development in the GDA shall be directly related to investment in integrated high quality

public transport services and focused on compact urban form.”

The Strategy sets out patterns and trends by individual transport corridors. In respect of Corridor B
Navan- Dunboyne- Blanchardstown — to Dublin City Centre, it states as follows:

e ‘The corridors largest urban settlements (Blanchardstown and Navan) are projected to grow
significantly up to 2035.

e In relation to radial city centre bound trips, the southern part of Blanchardstown is currently
served by the Maynooth Rail Line and a number of radial bus services. Dunboyne and the
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Hinterland Area beyond it are served by commuter rail services from the M3 Parkway and

Dunboyne Rail stations and a number of longer distance commuter bus services.’

Chapter 7 sets out land use integration and behavioural change measures and outlines a number of
strategic planning principles including:
e ‘Residential development located proximate to high capacity public transport should be

prioritised over development in less accessible locations in the GDA.’

e To the extent where practicable, residential development should be carried out sequentially,
whereby lands which are, or will be, most accessible by walking, cycling and public transport-

including infill and Brownfield sites- are prioritised.’

The application of local planning principles include the requirement that:

‘areas around transport interchanges would also be desirable for some large scale

development, for the period of the strateqgy. The Authority’s interaction with the regional and

strategy planning process in the GDA will be governed by these principles.’

1.3.4 Mid East Region Action Plan for Jobs, 2016-2017

Since the Action Plan for Jobs process commenced in 2012 individual action plans have been
developed for each region. The Action Plan for Jobs for the Mid East Region was launched in January
2016 and covers Counties Meath, Kildare and Wicklow. The Action Plan, (Page 31) refers to the
Economic Development Strategy for County Meath and outlines that the strategy is based on three
pillars which are: economics, spatial planning and marketing. Key outputs from the strategy are also
listed as follows:

e ‘An evidence based economic vision for the County;

e A roadmap identifying sectoral opportunities for economic and employment growth;
e Key recommendations to enable the county to realise its economic potential;

e The integration of these recommendations with land use planning proposals

e A marketing plan with key messages to support the strategy;

e An action plan to implement the key recommendations and bring the vision to life.’

1.3.5 Regional Spatial and Economic Strategy

Each Regional Assembly is required to prepare a Regional Spatial and Economic Strategy (RSES) in
tandem with the preparation of the National Planning Framework (NPF). The RSES provides a long
term (6 year) strategic planning and economic framework for the region to support the
implementation of the NPF and the economic policies and objectives of the Government.

A number of factors are key in respect of preparation of the RSES, these include:

e |dentified infrastructure deficits;
e Keyinvestment and sectoral plans of Government Departments and Agencies;
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e Regional Action Plan for Jobs;
e Local Economic and Community Plans (LECPs).

It is intended that the RSES will co-ordinate spatial planning, economic objectives and investment
programmes, therefore providing an opportunity to move away from separate spatial planning and
economic objectives. Meath sits in the Eastern and Midlands Region, which is the smallest of the
three new Regional Assemblies, geographically, however it is fair to say that it is the most significant,
economically, by virtue of the presence of Dublin and the counties making up the Eastern Spatial

Planning Area (SPA), namely Meath, Kildare and Wicklow along with Louth, which is also part of the
Border SPA.

1.4 Local Planning Perspective

1.4.1 Meath County Development Plan, 2013-2019
Core Principle 1 of the Meath County Development Plan, (CDP) is:

‘To develop Meath’s critical role in the Dublin and Mid East Region and its role as part of the
Dublin City National Economic Gateway maximising on its proximity to Dublin Airport.’

Core Principle 5 requires the Council:

‘To encourage mixed use settlement forms and sustainable centres, in which employment,

housing and community services are located in close proximity to each other and to strategic

public transport corridors.’

Dunboyne is designated in the County’s settlement hierarchy as a Large Growth Town Il
Section 2.3.1 Future Population Growth states that:

‘It is necessary to direct development into the Metropolitan Area to promote consolidation of
development at locations proximate to the City Gateway and close to services and facilities.
The RPGs recommend that a minimum of 11% of household growth be directed to the
Metropolitan Area of the County. The household allocations in Table 2.4 direct 17% to the
Metropolitan Area (see also Figure 2.1). Dunboyne as a Large Growth Town Il directly served

by new public transport infrastructure will be the focus for the Metropolitan Area.’

Section 3.4.3 of chapter 3 Settlement Strategy and Housing states as follows:

‘As a key Metropolitan Area settlement, Dunboyne will have a similar role in the settlement
hierarchy to Navan and Drogheda. Like the Large Growth Towns |, it will be a key growth
centre in the County and encompass regional economic activity and local service provision.
However, growth should be planned for a population in the order of 15,000 — 30,000 persons
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and it is important that new services and facilities should be provided as the town expands.
Dunboyne also has a strong economic function, albeit different to Navan and Drogheda.
Dunboyne has been identified as a secondary economic growth town in the Development
Plan economic strategy.’

The Plan goes on to state that:

‘Ashbourne/Dunboyne economic growth area experiences high levels of outward commuting
to Dublin, and it is important that economic stimuli measures are underpinned by necessary
supporting infrastructure investment, particularly in relation to water and waste water

services.’

In particular SS OBJ 9 states as follows:

‘To ensure that Dunboyne develops as a key settlement centre in the Metropolitan Area of
the Greater Dublin Area and to ensure that the settlement grows in a manner that is
balanced, self sufficient and supports a compact urban form and the integration of land use
and transport.’

The CDP recognises that it is necessary to direct development into the Metropolitan Area of Meath
to promote consolidation of development at locations proximate to the City Gateway and close to
serves and facilities. As a Large Growth Town Il directly served by new public transport
infrastructure, Dunboyne will be the focus for the Metropolitan Area of the County.

1.4.2 Dunboyne Clonee Pace Local Area Plan, 2009-2015, incorporating Variation No 2 of the
County Development Plan 2013-2019

As a key Metropolitan Area settlement, the County Development Plan provides that Dunboyne, a
Large Growth Town I, will have a similar role in the settlement hierarchy to Navan and Drogheda.
Like the Large Growth Towns |, it will be a key growth centre in the County and encompass regional
economic activity and local service provision. However, growth should be planned for a population
in the order of 15,000 — 30,000 persons and it is important that new services and facilities should be
provided as the town expands.

Section 1.4 of the LAP outlines the challenge for the Plan as follows:

‘There is significant status conferred on Dunboyne in the economic and settlement strategies
outlined in the Meath County Development Plan 2013-2019. This built on the status
conferred in the previous County Development Plan (2007-2013) which was in effect when
this LAP was prepared. This Local Area Plan should represent the detailed articulation of
these strategies as they relate to this area and provide a means of enabling their delivery.
The availability of high quality public transport links serving Dunboyne also provides an

opportunity to _model the future development of the town on the best principles of
sustainability.
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Section

Section

Section

In addition, this Local Area Plan must create the conditions that facilitate population growth
being directed to the Dunboyne/Clonee/Pace Corridor such that it achieves the status
identified in the County Development Plan. The Corridor is _unigue in Meath due to its

proximity to other larger centres within Kildare and the four Dublin Authorities, its high

quality and high capacity transportation infrastructure, physical characteristics such as

undeveloped lands for expansion and its relatively young population. These characteristics

present considerable potential for the short, medium and long term potential of the area to

develop as a residential, social and economic centre within Meath, the Metropolitan Area

and the GDA. It must ensure that the population is provided with the required employment,

social and physical infrastructure that allows people to have choice in where they work and

in the mode of transport to work. The Local Area Plan must help create a place where a high

quality of life can be provided to provide self sustaining settlements that make a contribution

to the prosperity of the wider region.’

2.1 of the LAP states that:

‘It is clear therefore that the corridor is earmarked to become a significant development
centre, predicated on the basis of rail based sustainable communities. It is also clear that a

policy framework is being developed which will provide for a sustainable, plan-led and
balanced pattern of growth.’

3.5 discusses Development Opportunities pursued in the Local Area Plan:
‘The completion of the M3 motorway and Phase | of the Dublin-Navan railway line has

delivered a rail and motorway interchange and Park and Ride north of Dunboyne. The
emerging strateqy contained in the IFPLUT finds that the significant development potential of

the Corridor would be best harnessed at this location particularly within the context of

development constraints elsewhere in the Corridor such as Dunboyne and Clonee. *

4.3.2 states that:

‘Meath County Council in its précis of evidence to the Oral Hearing in respect of the Clonsilla

to Pace rail line in 2007 states that larnréd Eireann acknowledges the potential identified by

Meath County Council _and developers for possible future retail _and commercial

developments at Pace Park and Ride and that current proposals (at time of hearing) should

not limit or prevent future development plans. The précis also notes that if expansion of the

Park and Ride is required in the future this may be accommodated in a multi storey format.
The précis goes on to state that the County Council would also consider that the potential
exists to develop over the park and ride for other commercial uses proximate to the public
transport interchange.’

Section 4.2.4 outlines Retail Policies and contains Objective RET OBJ 1V which states as follows:

‘To prepare a unitary Framework Plan for the designated Level 2 Retail Centre at Pace which
will address land use, transportation, connectivity, urban design, recreation and
implementation issues. Delivery of the Level 2 Retail Centre shall be phased and coordinated
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Section

143

in tandem with infrastructural provision across the Corridor Area. It shall be a grounding
objective of this Framework Plan to encourage development in a sustainable, coordinated
and efficient manner where such development is facilitated and accompanied by the required
infrastructure and services. The Framework Plan shall provide, inter alia:

e for retail floorspace and associated facilities to include some high density and other
appropriate residential development commensurate with population growth over the
time period of the County Development Plan having regard to the commitment in the
Regional Planning Strategy for Dunboyne to grow from a Level 3 to a Level 2 Centre
gradually over a 15 - 20 year timeframe;

e High end office based employment uses at levels commensurate with its location and
proximate to a multi modal public transport interchange;

e A pedestrian and cycle route over the M3 Motorway to lands to the east subject to the
agreement of the National Roads Authority.

The preparation of the Framework Plan shall have regard to and generally be consistent with
the Integrated Framework Plan for Land Use and Transportation as required in the Meath
County Development Plan 2013-2019 and other policies and objectives of the County
Development Plan, the Regional Planning Guidelines and the 2008 — 2016 GDA Retail
Strategy.’

7.5.2 discusses the Green Belt and states as follows:

‘The Green Belt designation which was in place between Dunboyne and the floodplain has
been extended in this Local Area Plan. The purpose of the Green Belt is to protect the
established floodplain from inappropriate development and to prevent the physical and

visual coalescence of Dunboyne and Clonee.’

Dunboyne Clonee Corridor Growth Corridor Strategic Framework Guidance

Building on the basis of the foregoing LAP, the purpose of this document is to support the future

growth

of the Dunboyne/Clonee Growth corridor and to realise the potential of the area as a

Metropolitian growth centre for sustainable living and strategic employment within County Meath.

Achieving this requires that housing, community facilities and employment areas are located within
close proximity to each other and in such a manner that optimises the investments in public
transport and opportunities for greener travel. A core concept underlying growth for the area is

based upon developing the area as a low carbon zone.

This document is not a statutory plan, it is instead intended as non- statutory guidance to drive the

development of the corridor over many years. In the short term it can be used as an advisory

document to inform statutory plans. The key aims of the study are as follows:

Develop the corridor as a centre for regional population growth and an enriched living
environment for sustainable communities.

Strengthen and enhance the role of the corridor for local and strategic employment growth
in line with national economic priorities for the National Gateway.
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3. Optimise investments in the public transport system and encourage and enhance
sustainable travel by walking, cycling and public transport.

4. Align sustainable growth within the corridor with green infrastructure planning principles
and low carbon economies.

The spatial expression of the foregoing aims will result in the triangulation of growth around the
three nodes consisting of the town centre and the two rail stations. (See Map Overall Growth
Principles)

1.4.4 Economic Development Strategy for County Meath 2014-2022

The Meath County Development Plan 2013-2019 identified two key socio economic deficiencies i.e.
the extent of outbound commuting and the lack of employment opportunities in the County. The
Council embarked on an evidence based approach to addressing these issues by firstly preparing an
Economic Strategy which was completed in 2014. PMCA Consultants (Economist), John Spain and
Associates (Town Planning) and Jim Devlin of FTI Consultants (Marketing) were retained by the
Council to prepare the Economic Strategy and the Spatial Implementation Plan. The spatial
implementation element of the Strategy comprises of Variation 3 of the County Development Plan
and Marketing Consultants have been recently appointed to deliver on the employment targets set
out in the Strategy. The foregoing provides background to the process and sets out the rationale for
the Council’s intervention in the economic future of the County as envisaged in ‘Putting People First
2012 “ and the Local Government Reform Act 2014 which requires local authorities to take a lead
role in economic regeneration and employment creation. The Economic Development Strategy is
also mindful of the wider regional context of economic and employment development in Meath and
neighbouring local authority areas.

It identifies that existing trends within the County which impact on the economic performance of the
County include:

e A narrow base of economic activities in largely traditional areas;

e A Foreign Direct Investment (FDI) deficit;

e Low penetration of knowledge-orientated activities; and

e Substantial skills leakage due to commuting trends out of the County.

Together with setting evidence-based measures aimed at accelerating the economic transformation,
revitalisation and sustainable development of County Meath, the Strategy also assesses spatial
planning opportunities, in the form of identified sites around the county, and the ‘fit" of these
locations in the context of achieving a re-balance of economic activity.

Dunboyne is identified as one of five key settlements within the county where the advancement of

strategic sites is recommended as outlined in Map 4.2 , which was published by the Council as part
of Variation no.3, (please refer to STRATEGIC EMPLOYMENT SITES MAP 4.2)
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1.4.5 Local Economic and Community Plan 2016-2021

The spatial planning process aligned with the Local Economic and Community Plan (LECP) process
now facilitates the co-ordination of the public and private sectors to stimulate economic activity and
in particular job creation and ensures that appropriate development happens in the right place at
the right time. The regional dimension (which has oversight of the LECP’s) creates scaled structures
to establish stronger co-ordination and better interface with Central Government. The Meath LECP
was approved by the Eastern and Midland Regional Assembly at their meeting of 7" March 2016.

The following SEDQ’s extracted from the adopted LECP for County Meath are of relevance:

‘SEDO 2.9 Facilitate enterprise and employment development within County Meath through
a streamlined and efficient local planning process.

Purpose
Spatial Implementation — Promote our towns and strategic employment sites as the
economic drivers for employment in Meath while acknowledging the role of the rural
economy.

Activity
e Promote the hierarchy of economic centres and targeted sectors in Meath with the
objective of facilitating significant new enterprise development.
e Examine pilot strategic sites to advance in Navan, Ashbourne, Drogheda, Kells and

Dunboyne including targeted sectors and cluster opportunities. Develop and

implement best practice to advance same. (emphasis added)

e Ensure local planning processes in place aimed at ensuring a flexible and business
friendly system that will facilitate employment opportunities.

Outcomes
e Sustainable development promoted
e Economic growth within these towns advanced
e Meath a business friendly environment

SEDO 2.10 Facilitate enterprise and employment development within County Meath through
effective infrastructure provision — sites and property solutions for employment generation.’
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SECTION 2
PUBLIC CONSULTATION PROCESS
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2.1 Public Consultation

2.1.1 Background Process- Variation

1.

A copy of draft Variation No 3 of the Meath County Development Plan 2013-2019, together
with the Strategic Environmental Assessment Screening, Appropriate Assessment Screening
Statement and Strategic Flood Risk Assessment and Management Plan was available for
inspection from Monday 21% December 2015 to Wednesday 27" January 2016. 182 no.
submissions were received on the proposed variation during this statutory period including a
submission from Department of Environment, Community and Local Government, of 27"
January 2016, (Copy of submission contained in Appendix D). The Chief Executive’s report
was circulated to the Elected Members on 23rd February 2016.

The Elected Members on 7" March 2016 agreed to materially alter the proposed variation,
thereby necessitating a further public display period. A copy of the material alterations to
draft Variation No 3 of the Meath County Development Plan 2013-2019, together with the
Strategic Environmental Assessment Screening, Appropriate Assessment Screening
Statement was available for inspection from 22™ March 2016 to 19" April 2016. 9 no.
Submissions were received as a result of the public display of the material amendments
including a submission from Department of Environment, Community and Local Government
dated 19" April 2016, (Copy of submission contained in Appendix D)

The Chief Executive wrote to the Principal Planning Advisor at the Department of
Environment on 13" April 2016 stating as follows: 1 am satisfied to confirm on behalf of
Meath County Council that we have complied with all your requests regarding all matters
under our direct control.” (Copy of letter contained in Appendix C)

Senior Counsel’s opinion was sought in respect of the content of the submission of the
Department of Environment of 19" April 2016 as it related to the Pace lands (Dunboyne
North) and said opinion stated that it was not open to the Elected Members to consider the
contents of same at the amendment stage of the process as this area was not the subject of
a material amendment. (Copy of Senior Counsel Opinion contained in Appendix E)

On 23" May 2016, the Elected Members of Meath County Council unanimously approved
variation No 3 of the Meath County Development Plan.

2.1.2 Statutory Process - Draft Direction

1.

On 17" June 2016, notice was received from the Office of the Minister for the Environment,
Community and Local Government of a Notice of Intent to Issue a Direction relating to
Variation No.3 of the Meath County Development Plan 2013-2019 as it related to lands at
Dunboyne North (Pace).

Pursuant to Section 31 of the Planning and Development Act 2000 (as amended), a Public
Notice advising of the Notice of Intent to issue a Direction in relation to Variation No 3 of the
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Meath County Development Plan 2013-2109 2022 and the availability of the Draft Direction
for review was published in the Meath Chronicle on 27" June 2016.

3. The Draft Direction was on public display at the following locations for the period 29" June
2016 to 13" July 2016:

e Planning Department, Buvinda House, Dublin Road, Navan, Co. Meath C15 Y291;

e Ashbourne Municipal District, Ashbourne Civic Office, 1 -2 Killegland Square Upper,
Killegland Street, Ashbourne, A84 NY73;

e Kells Municipal District, Kells Civic Office, Headfort Place, Kells A82 W2R3;

e Navan Municipal District, Town Hall, Watergate Street, Navan C15 C821;

e Laytown-Bettystown Municipal District, Duleek Civic Office, Main Street, Duleek A92 ROKW

e Ratoath Municipal District, Dunshaughlin Civic Office, Drumree Road, Dunshaughlin A85
XK20;

e Trim Municipal District, Trim Civic Office, Mornington House, Summerhill Road, Trim C15
P2HE;

e Dunboyne Library, Rooske Road, Dunboyne.

2.2 Submissions

Section 31 of the Planning and Development Act, 2000 as amended requires that submissions are
summarised in the following order:

1. General Submissions;
2. Any submission from the Elected Members of the Planning Authority;
3. Any submission from the Regional Assembly.

A copy of all submissions are included in Appendix B.
A total of 8 no submissions were received.
As the following summaries will demonstrate, 6 are very supportive of the proposal.
The submission from the Director of the Regional Assembly effectively reiterates points already
made in the previous submission from the Regional Assembly of 19" January 2016. This submission
states as follows:

‘The Assembly Members from Meath County Council are not supportive of this submission

and the Members of the Assembly recognise that all the Members of Meath County Council
supported the proposed draft variation as placed on public display.’

17| Page



2.2.2 General Submissions

Submission No Name

2 Aramark Ireland

Summary of Submission

The Aramark Corporation are a leading global provider of food, facilities, property services and
uniform services to education, healthcare, business and industry, sports, leisure and correctional
clients with 270,000 employees worldwide. The company are currently looking at a number of
locations to establish a Northern European Headquarters and the company are in active discussions
with regard to a viable option at the lands north of Dunboyne.

The following is a summary of the main points of the submission:

e The company’s requirements in terms of site selection include proximity to Dublin city and
airport, good accessibility including to public transport, high capacity utilities and 50,000 sqft
office space ideally in one building;

e The company are currently undertaking a significant investment in Dunboyne to establish an
Avoca outlet adjacent to the proposed Shire facility at Piercetown.

e The Company is seeking to create a location that reflects the Corporate appeal of their
business. A mono use location will not deliver this and is a barrier to recruitment of

employees which is a key asset to their success.

e The submission concludes by expressing support for the Councils’ vision as set out in
Variation 3.
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Submission No Name

3 Cliona Ryan, Property Resource Planning Management &
Development on behalf of Glenbeigh Construction Ltd

Summary of Submission

Glenbeigh are experienced property developers having been in the building business for three
decades. They have, for over a decade, held and maintained a serviced, accessible and residentially
zoned strategic land bank on the Rooske Rd, Dunboyne.

The following is a summary of the main points of the submission:

e Variation 2 of the CDP 2014 altered the land use zoning objective of the lands from A4 to A2
and also placed the lands in phase Il i e with a post 2019 release date.

e Variation No 3 of the CDP due to its extent and impact is an effective review of the
Dunboyne, Clonee Pace LAP, 2009. Therefore the release of residential lands to service the
needs of employment lands is best serviced by releasing residentially zoned lands currently
in Phase II.

e The submission realises the benefits of zoning the lands the subject of the Draft Direction, to
accommodate the development of this town to realise its role in the GDA as a Large Growth
Town Il, however the submission considers that lands such as their land bank should be
allowed to develop at least in tandem with new employment and residential lands.

e The submission provides, by way of support to the points articulated therein, a review of
planning policy for Dunboyne.

e A brief synopsis of the role of Dunboyne as set out in the RPGs and in the Meath County
Development Plan is provided. The importance of the sequential approach to land use
zoning is referenced.

e The progress of development in Dunboyne is set out and the two year progress report of the
County Development Plan is referenced. The submission considers that this report took a
simplistic approach in that it took a measure of existing planning permissions but failed to
perform any analysis of location and likelihood of development.

e The submission refers to the continued lack of development in Dunboyne and therefore
population increase of the town has lagged behind lower tier settlements even before
economic recession.
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e The submission considers that the development of critical mass is key to the development of
Dunboyne as the second town in County Meath, therefore the realising all of the
residentially zoned lands for development is now in the interests of proper planning and
sustainable development of the town.

e The submission concludes by restating that lands already identified, accounted for and
serviced for development should be allowed to develop at least in tandem with the new
employment and residential lands. The requirement for a ‘time delimited strategic
transportation study for the newly rezoned employment and residential lands at Pace and
Dunboyne North’ is also explored in the concluding remarks.

Submission No Name
4 RPS Planning and Environment on behalf of Godolphin Ireland
Unlimited Company, Klldangan Stud, Monasterevin County

Kildare

Summary of Submission

Godolphin Ireland is the owner and manager of Woodpark Stud which is immediately to the North of
Pace, north of Dunboyne.

The following is a summary of the main points of the submission:

e The mix of uses which would be delivered by the proposed variation represents a valuable
opportunity for the strategic planning and sustainable development of Dunboyne which will
contribute to the delivery of county wide economic imperatives and opportunities.

e The submission refers to the designation of the lands as a strategic employment site, the
inclusion of residential development is considered to be a key aspect of the proposed

development of these lands as a sustainable live work community.

e The submission fully supports the promotion of ‘Dunboyne North as a sustainable
community with employment, local retail, educational and community services.
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Submission No Name

5 South East Meath Chamber of Commerce

Summary of Submission

The submission outlines that the Chamber was set up in 2010 to promote the economic
development of the area.
The following is a summary of the main points of the submission:

e Submission expresses support for the development of the lands at Dunboyne North.

e The submission refers to their location within the Dublin Metropolitian Area and the
Chamber believes that it is critical to the economic development of South Meath that these
lands are developed as quickly as possible.

e The Chamber has had numerous meetings with Embassies, International Chambers of
Commerce and International Real Estate Consultancies. The feedback from these meetings
has been that companies are looking for attractive campus style office parks, excellent
communication and transport infrastructure but the most critical factor is the availability of
quality housing for their staff and schools and educational opportunities for their children.

e The submission considers that despite the amount of land zoned for housing there is an
inadequate housing stock available in Dunboyne.

e Regarding the residential element of the proposal the submission refers to the zoning of the
lands since 2009 for a Level Il retail centre which would have included residential
development.

e The submission refers to the recent Brexit vote which has resulted in almost all companies

with a European HQ in the UK will be seeking to relocate to Amsterdam, Frankfurt or the
Dublin Area.
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Submission No Name

6 Declan Brassil on behalf of McGarrell Reilly Group

Summary of Submission

The submission is accompanied by a letter prepared in conjunction with Nuala Butler, SC. The
submission also includes inputs from Systra Transportation Consultants, Ciaran Ferrie Architects,
Cronin Sutton Consulting Engineers and RPS Consulting Engineers. The letter contains a request that
the submission would be forwarded in full to the Minister. Having regard to both complexity of the
submission and the legal arguments presented in the cover letter this request is considered to be
reasonable, please refer to Appendix B for same.?

The submission addresses the following topics:

e The status of Dunboyne North in the Metropolitian area of the National Gateway and the
GDA is set out and the submission considers that if Dunboyne is to fulfil its regional growth
objectives a population increase of circa 18,000 must be accommodated requiring
approximately 6,700 additional residential units which must be balanced with employment,
community, leisure and other commensurate facilities.

e An analysis of the performance of County Meath and Dunboyne in meeting Regional
Development objectives is provided which states that Meath has failed to meet its regional
settlement and economic objectives as identified in the RPGs. The strategies and objectives
in place remain robust and sustainable, however private sector investment has been largely
absent.

e The purpose of Variation No 3 is set out which is to provide an appropriate policy base for
the realisation of economic objectives.

e Constraints for the planned growth of Dunboyne are listed and mapped. These include the
River Tolka and associated flood plain, rail line and motorway, the infrastructure required to
develop the lands east of the rail line, the distance of lands to the south of the town from
the town centre and rail stations. Opportunities for the planned growth of Dunboyne are
also mapped. The analysis concludes that Dunboyne North is a sustainable, infill urban
expansion area centred on a multi- modal transport node which is key to Dunboyne meeting
its regional growth targets.

2 On the basis of Council’s agreement to consent to this request, all 8 submissions received have been included as set out
in Appendix B.
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e The submission provides an analysis of the statement of reasons for the Draft Direction. The
statement that the lands are distant is not accepted, information is provided regarding the
proximity of the lands to the town centre.

e The submission refers to the absence of any reference to the existence of a rail station at
Dunboyne North, which is central to the assessment of the suitability of the lands for
development.

e The submission outlines that reference to the Spatial Planning and National Road Guidelines
2012 does not acknowledge the regional policy status of Dunboyne and the rail station. The
submission considers that National and Regional policy both advocate that growth is
channelled to and consolidated at such locations.

e Flood management has not been cited in the draft Direction, the submission includes an
assessment from RPS which states that they are satisfied that the scheme will not be
impacted by the 1% AEP flood event, nor will flooding impact on connectivity or accessibility
of these lands.

e Appendix 1 of the submission is a review by Systra Transportation Engineers of the
Transportation Assessments already undertaken. The transport appraisal undertaken to date
includes an assessment of the M3 pace junction by Cronin Sutton Consulting and a strategic
transport assessment of future land use proposals for Dunboyne by AECOM on behalf of
Meath County Council.

0 The submission outlines that the transport assessment undertaken by AECOM
adopted an industry standard approach to conducting a Strategic Transport
Assessment. Furthermore the model development and assignment processes are in
accordance with requirements and as such a robust transport assessment has been
undertaken

0 The analysis of the M3 Junction at Pace, undertaken by Cronin & Sutton contains a
number of assumptions relating to trip generation and distribution which are based
on reliable data sources. Whilst these assumptions are adequate for the assessment
undertaken it is recommended that a more comprehensive assessment is
undertaken at detailed planning stage

0 The submission concludes by recommending that at detailed planning stage, further
detailed work be undertaken to understand the multi-modal transport
requirements, traffic impacts and any mitigation measures which may be necessary.
It is recommended that this additional work includes use of the NTA’s East Regional
Model in combination with TII’s National Road Model. This should be accompanied
by a Mobility Management Plan and Sustainable Access Movement Strategy for the
area.

e The submission concludes that it is inevitable that significant urban expansion will occur at
Dunboyne North, as it is appropriate and consistent with all relevant principles of proper
planning and sustainable development.
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2.2.3 Submissions of the Elected Members of Meath County Council

Submission No Name

7 Cllir Maria Murphy, Cathaoirleach Meath County Council on
behalf of the Elected Members of Meath County Council

Summary of Submission

e The submission sets the variation in an economic context. Dunboyne is identified by the
Economic Strategy as one of five key settlements within the county where the advancement
of strategic employment sites is recommended. The submission outlines that a number of
companies have already invested in this area and the wider economic context post Brexit is
referenced.

e The submission articulates that the development of the subject lands for a ‘live work’
community is fully supported by the Elected Members and the Executive of Meath County
Council, the Planning and Economic Development Strategic Policy Committee and the Meath
Economic Forum. It is the intention for Dunboyne North to facilitate the creation of a
strategic employment hub and sustainable community, based on sustainable development
principles

e The submission refers to ongoing work being carried out investigating the potential
traffic/transportation impacts of the County Development Plan, including Draft Variation No.
3, on the M3/N3 corridor.

e The lands at Dunboyne North have been zoned since 2009 for a more intensive form of
mixed use development, including a new Town Centre development which would have a
greater impact on the M3 Motorway than the proposed zoning.

e Given the current housing shortage within the Greater Dublin Area, it is considered to be of
paramount importance that lands which can sustainably accommodate the identified
shortfall are identified and brought forward for development as is the case with Dunboyne
North.

e All areas of the land proposed to be rezoned for new housing are within approximately
600m of M3 Parkway (a public transport hub), in a highly sustainable location.

e The submission concludes that recent enquiries from prospective investors to Meath County

Council, clearly demonstrates the economic and employment potential of the said lands and
the concept of a ‘live work * community, which is clearly attractive to investors, at a time
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when accommodation has become even more important in the mix of competitiveness
criteria for Foreign Direct Investment.

Submission No Name

8 ClIr Gillian Toole, Cathaoirleach Ratoath Municipal District Meath
County Council on behalf of the Elected Members of Ratoath
Municipal District

Summary of Submission

Please refer to summary at Submission No 6 above.

23 Submission of the Director of the Regional Assembly

Submission No Name

1 Jim Conway, Director, Eastern and Midland Regional Assembly
(EMRA)

Summary of Submission

The submission was prepared by the Assistant Director and approved by the Director of the Regional
Assembly.

e The matters of concern raised by EMRA in their submission of 15" January 2016 were not
fully addressed by the Planning Authority.

e The draft variation proposal to create a new community/settlement at a greenfield location
is lacking sufficient policy support in the RPGs and the relevant evidence based analysis to

support such expansive proposals.

e The existing growth pattern for Dunboyne identifies that growth is to occur to the east and
south of the town in a sequential manner that consolidates the existing town fabric,
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strengthens linkages with the local train station at Dunboyne thus aiding the long term
sustainable development of the settlement.

EMRA remain concerned that the variation as proposed amounts to the creation of a new
community remote and detached from the existing urban fabric of Dunboyne.
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SECTION 3
RESPONSE AND RECOMMENDATION
OF
CHIEF EXECUTIVE
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3.1 Background

In 2014, by way of response to the new economic role placed on local authorities by the Local
Government Act 2014, Meath County Council positioned itself at the forefront of service delivery -
particularly in relation to economic development. An ‘All-of-Council’ approach to the conducting of
Council business was adopted by firmly establishing a positive economic development culture within
the Council. An Economic Strategy for the County was completed in 2014 by an external team
comprising PMCA Economic Consultants and John Spain and Associates (Planning Consultants). The
key target of the strategy is to deliver 7,500 jobs by 2022. The organisational structures necessary to
deliver the strategy were put in place. A number of initiatives in the economic area were progressed,
including the establishment of the Planning and Enterprise Strategic Policy Committee, the Meath
Economic Forum and a Technical Working Group comprising of senior technical and administrative
staff of the relevant Directorates of the Council.

In particular, the support of the Council’s Elected Members and the advisory inputs and insights
from the Meath Economic Forum were recognised as key to the successful delivery of the Economic
Strategy. The Strategy when concluded in late 2014 was presented to the Elected Members of
Meath County Council, the Planning and Enterprise SPC and the Meath Economic Forum and was
enthusiastically received and fully endorsed by all. The collaborative input from the Departments
Planning Inspectorate to the Councils Technical Working Group and the Meath Economic Forum has
been very beneficial and is viewed as an essential component in the successful delivery of a
sustainable economy in the County.

As discussed by PMCA in their report, (please refer to Appendix G for full text of same) preliminary
Census 2016 results indicate that County Meath is the fastest growing county (entire) in the country
in the intercensal period 2011-2016. Consequently the trends identified by the Economic Strategy in
regards to lack of employment and outbound commuting are likely to have been exacerbated and
hence the need to promote the full suite of measures contained in the Economic Strategy in as
timely a fashion as possible.

3.2 Economic Development Strategy Update to Department of Environment, Community
and Local Government

A letter to the Principal Planning Advisor dated the 17™July 2014, updated the Department in
respect of ongoing work regarding the preparation of an Economic Development Strategy for County
Meath (See Appendix F for full text of letter and enclosures). The letter set out that Meath County
Council had been working collaboratively with the Department and other stakeholders since the
commencement of the project and appreciation for the input that Bruce Mc Cormack, previous
Department Inspector for Co. Meath, had brought to the process was acknowledged.

The letter refers to the gathering momentum towards national economic recovery which presents a

timely opportunity to take stock of Meath’s comparative advantages and to develop a policy
platform that will help deliver sustainable economic growth. In particular the letter stated that it
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was vital that Meath be facilitated in playing a greater role in the future development of the
National Gateway.

The letter notes that ‘Meath Economic Baseline Study’ prepared by Maynooth University, which
conveyed the existing socio-economic profile of the county indicated that the county saw a rise of
13.1% in population but a fall of 5.2% in total employment between Census 2006 and Census 2011.
The figure of 82% of the total workforce employed in 2011 had to be viewed against the backdrop of
major outward commuting patterns, predominately from the east and south of the county. The
letter goes on to state that County Meath had effectively the highest rate of outbound commuting in
the country which had largely negative implications for the quality of life of our communities. In
effect an unsustainable pattern of development had been established in Meath which needed to be
addressed as a national planning issue. The letter set out the view that the Strategy anticipated
current government policy and had the wherewithal to deliver key targets outlined in national
policy. The letter also advised that the Strategy sought to synergise spatial planning with the delivery
of primary economic objectives in the most efficient and appropriate way.

The summary attached to the letter outlined that the Spatial Implementation Plan was to focus on
recommendations in terms of urban centres and sites in addition to policy analysis and formation.
The latter was intended to convey best practise to integrate investment opportunities with land-use
planning proposals. The spatial element of the Strategy would consider a number of sites around
the county with employment development potential, together with existing services and identify
what additional supports would need to be put in place to make the economic environment of
County Meath more investor-ready and/or attractive to business development.

The principle outcome of the Spatial Implementation Plan was to recommend the development of
five key strategic sites in higher order settlements to attempt to redress the prevailing unsustainable
commuting patterns. This will enable County Meath to positively contribute to the national
economic recovery with particular reference to Meath’s role in the National Gateway. The
identification of these sites is based on the existence of a number of radial multi-modal corridors,
traversing the County, extending across Meath’s Metropolitan Area, outwards from the National
Gateway, (please refer to STRATEGIC EMPLOYMENT SITES MAP 4.2).

3.3 Variation No 3 Process

The recommendation detailed above, provided by our consultants, was followed in the subsequent
Variation process which envisaged the established of strategic employment sites in the towns of
Navan, Drogheda, Dunboyne, Ashbourne and Kells with particular emphasis on the attraction of
Foreign Direct Investment, which was identified as a key deficit in the County’s economy.

Draft Variation No. 3 was placed on public display from Monday 21°* December 2015 to Wednesday
27" January 2016. The Elected Members on 7" March 2016 agreed to materially alter the proposed
variation, thereby necessitating a further public display period. A copy of the material alterations to
draft Variation No 3 was placed on public display from 22" March 2016 to 19" April 2016.

The Director of Planning and Enterprise and Senior Planning Staff met with Planning Officials from
the Department on 20" January 2016. Subsequently the Department’s Principal Planning Advisor
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met with the Chief Executive of Meath County Council and discussed the submission of 27" January
2016 in detail (See Appendix D for content of submission).

Following on from this meeting and having considered the matters raised, the Chief Executive wrote
to the Principal Planning Advisor on 13" April 2016 (see Appendix C). This letter indicated that the
Variation No.3 process was based on independent planning and economic advice and provided a
rigorous evidence base for the actions. In relation to Dunboyne North it stated as follows:

‘In the context of Dunboyne this approach specifically supports the role of the Metropolitan
Area in County Meath through the redirection of approved but unused residential capacity
from hinterland areas within the county. | noted yesterday that very little progress was being
made on the residential supply side in the area at present and same is evident by the
pronounced lack of Commencement Notices being received by the Council.’

It stated that:

‘The future ‘live work’ community would be master planned in a process that would be
directly managed by professional planning staff. A key element of this supervised transparent
process will be the requirement contained in the draft variation that employment
development is front loaded. This will ensure that the area, in conjunction with other lands in
the vicinity, will play its part in reducing levels of outbound commuting.’

It further stated that in relation to the specific matters raised in the Department’s submission that:

‘The Council have complied with your requests as they pertain to the following:
1. Insertion of a spot objective for FDI on lands proposed to be zoned between the ’
Facebook site’ and Bracetown Business Park which ensures that the lands are regulated
to focus on large footprint FDI type projects.

2. Reintroduction of Phase Il employment lands in lower tier centres to avoid any drift
towards noneconomic development enterprise uses emerging in such centres.

3. In respect of the third key area identified | note the reservations expressed in the
submission regarding the residential element of the proposed ‘live work’” community at
Dunboyne North. | welcome that the Department has expressed no concerns with the

other land uses proposed at this location.”
It reiterated that:

‘The consistent advice from the consultancy team is that this ’live work community’ model is
compliant with the proper planning and sustainable development of the area and would
enable maximum benefit to be accrued from the substantial public investment in largely
underutilised multi-modal transportation infrastructure in this area.’

The correspondence was concluded with the following summary which set out the position of Meath
County Council at that time as follows:

‘In summary, | am satisfied to confirm on behalf of Meath County Council that we have
complied with your requests regarding all matters under our direct control. We have fully
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considered the point raised regarding the residential element of the ‘live work’ community at
Dunboyne. As we discussed yesterday, residential affordability is currently a key National
concern and as noted, it is emerging in relevant studies as a key barrier to attraction of FDI
particularly in the Metropolitan Area of the GDA. Meath County Council’s records indicate
that since 2014 we have received Commencement Notices for 13 dwellings in the Dunboyne
area. This level of residential activity is a poor reflection on the designation of the area as a
major Growth Centre in the Metropolitian area with a designated target population of
25,000 persons by 2036. The progress of the settlement to date represents a poor return on
the public investment in front-loaded transport infrastructure in the area.’

Whereas the letter was acknowledged, a response was not received.

The Department did, (in the context of a submission in respect of the proposed material alterations
to the draft variation), issue further correspondence on the Variation process, which required the
removal of all zonings within the lands the subject of the Draft Direction and required the
reinstatement of the previous zonings for a Level 2 Centre with attendant high end employment
lands as set out in the existing Local Area Plan. The Council’s Senior Planning staff recommended
that legal advice should be sought on the matter. Senior Counsel advised that it was not open to the
Elected Members to consider the contents of same at the amendment stage of the process. The
advice was circulated to Department Officials. (Copy of Senior Counsel Opinion with cover letter to
the Department contained in Appendix E). While the Council was advised that the matter was being
considered by the Department no further correspondence was received.

On 23" May 2016, the Elected Members of Meath County Council unanimously approved Variation
No 3 of the Meath County Development Plan. Prior to their consideration of the matter, the Elected
Members were provided with a summary of the legal position as advised by Senior Counsel, (See
Appendix E for copy of Senior Counsel Opinion, presentation and meeting minutes).

3.4 Draft Direction

On 17" June 2016, correspondence was received by Meath County Council from the Office of the
Minister for the Environment, Community and Local Government formally advising of a Notice of
Intent to Issue a Direction relating to Variation No.3 of the Meath County Development Plan 2013-
2019 as it related to lands at Dunboyne North (Pace). Section 31 of the Planning and Development
Act, 2000 as amended requires the Chief Executive to;

‘(a) summarise the views of any person who made submissions or observations to the
planning authority (b) summarise the views of and recommendations (if any) made by the
elected members of the planning authority (c) summarise the views of and recommendations
(if any) made by the regional assembly (d) make recommendations in relation to the best
manner in which to give effect to the draft direction’.

In this instance the Executive has made considered evidence based proposals for the proper
planning and sustainable development of its administrative area which are in accordance with
National, Regional and Local Planning Policy, which were unanimonously accepted by the Elected
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Members but are subsequently not acceptable to Department. This situation arises notwithstanding
the active participation by the Department in the process since its inception. Consequently in this
instance there is clearly a difficulty in complying with the Draft Direction. It should be noted that the
letter issued by the Department of 27" January 2016 and upon which a number of material
amendments were prepared, is at variance with the letter issued on 19" April 2016 and with the
content of the Draft Direction which compounds the difficulty of protecting the interests of the
Council in the process.

The Chief Executive strongly recommends that the Draft Direction not be proceeded with in
accordance with Section 31 of the Planning and Development Act, 2000 as amended and this point
will be discussed in more detail in the conclusions.

The Draft Direction provided 3 reasons as to why Variation No 3 not be proceeded with in relation to
the lands at Dunboyne North and that the lands revert to the zoning objective contained in the
preceding Plan as set out in maps attached to the Draft Direction. Each of the headings is analysed
in sequence as set out in the statement of reasons:

3.4.1 Residential Zoning

The Draft Ministerial Direction states that:

‘this proposed housing would be detached and distant from the established social,
community and other infrastructure of the town. A new residential zoning/development
significantly to the north of the established town at Pace (1.5-2km) would be a clear breach
of the sequential approach to the zoning of lands identified in Section 4.19 of the
Development Plan Guidelines (2007)...The planning guidelines on Development Plans state
that zoning should ‘extend out from the centre of an urban area, with undeveloped lands
closest to the core and public transport routes being given preference.” It further states that
“the proposed residential zoning in Variation No.3 would create an isolated development,
physically remote from the established settlement of Dunboyne and would be contrary to the
adopted County Development Plan core strategy for Dunboyne...”

The Report of John Spain and Associates (JSA) which is contained in Appendix G, considers that the
distances referenced are inaccurate and submits that the lands represent a natural expansion of the
town connected by a strategic use of the flood plain and the creation of a green network of multi
user routes to enhance linkages between the main areas of planned and existing housing, work and
social activities by the creation of a green spine or linear park with robust multi-modal connectivity
to the town centre (See Green Infrastructure Map). The nearest point of the subject lands are less
than 250m from the Dunboyne Industrial Estate, approximately 850m by road to the established
urban area and the town centre, as defined by the town centre zoning objective, is 1.03 km from the
residential area, as the crow flies, and 1.3km by road. The Draft Direction contains no reference to
the existence of the M3 Parkway rail station which is adjacent to the residential element on either
side of the R157 and which is readily accessible by virtue of the underground pedestrian facilities.
The lands subject of the Draft Direction are demonstrably contiguous to Dunboyne Business Park as
set out above. Furthermore, the lands are south of Kilsaran, Shire and Avoca therefore constituting

an infill site in the corridor (See Growth Principles Map).
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The Draft Direction suggests that the proposal would be a clear breach of the sequential approach to
zoning as identified in Section 4.19 of the Development Plan Guidelines, however the Draft Direction
is selective in its interpretation of the said provisions and fails to recognise that the same section
states that,

‘a logical sequential approach should be taken to the zoning of land for development through
the maximisation of existing and future infrastructural provision’.

The Draft Direction further fails to acknowledge that the Guidelines promote the synergy between
land-use and transport planning and state that,

‘Integrated land use and transport planning has a key role in delivering social, economic and
environmental stability’.

Zoning of residential land should give preference to public transport availability, should encourage
strong infill opportunities and should also be contiguous to existing zoned lands. All of the
aforementioned are satisfied under the proposal. The Draft Direction is silent on the existence of a
rail station at Dunboyne North with 1200 car-parking spaces, which is pertinent given that the
sequential assessment of the site would have to take account of the public transport infrastructure
available in any objective appraisal.

Furthermore there is a fundamental misinterpretation of the site history and characteristics in

relation to the Development Plan Guidelines in that the site is presently zoned to include significant

residential development and is essentially contiguous to existing zonings both to the north and

south. The 2009 Local Area Plan at Section 4.2.4 outlines Retail Policies and contains Objective RET
OBJ 1V which sets out the requirements in respect of the preparation of a unitary Framework Plan
which includes ‘appropriate residential development’.

In outlining the grounds upon which the Draft Direction issued (in respect of the residential element)
reference is made to Sections 2.3 and 6.2 of the Local Area Plan Guidelines. It is suggested that
support for the residential content of the subject land is available throughout the guidelines and
particularly the statement that,

‘Planning Authorities should, in general, and especially in locations benefiting from
substantial investment in public transport, set some quantifiable targets for modal split in
favour of public transport, walking and cycling. Such targets should be used to influence
phasing and sequential development with the local area plan’.

The Draft Direction contends that the proposed residential zoning would create an isolated
development, physically remote from the established settlement of Dunboyne and would be
contrary to the core strategy for the town. The term remote would infer that the site is distant in
space or hidden away/secluded. Neither are applicable in this instance and indeed the lands are
located in an access rich environment and constitute an infill site within the development envelope
of Dunboyne (See Growth Principles Map which clearly sets out the spatial context of the land).
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Consequently it is not accepted that the subject lands are ‘physically remote’ from the town centre
and the contention that the proposal would create an isolated development is not accepted. Rather,
the intention of a live/work community is to create an additional sustainable development in
Dunboyne, with a mix of commercial, residential, employment and recreational uses adjacent to an
existing rail head.

In terms of the stated concern regarding inconsistency with the core strategy, the Chief Executive is
satisfied that it is implicit that the Variation should clearly alter the Core Strategy so as to ensure
compliance with the County Development Plan as varied. Under the 2 year Progress Report on the
County Development Plan it was identified that there are now 641 multiple housing units less
committed in the County than when the core strategy was originally prepared. Given the well
documented and significant housing shortage within the Greater Dublin Area, it was considered to
be of paramount importance that lands which can sustainably accommodate the identified shortfall
are brought forward for development. National planning guidance provided policy direction in this
regard by allocating a higher percentage of core strategy dwelling numbers to the Metropolitan
Area. The Council has adopted a responsible approach by directing 500 of the 641 unused or surplus
units now available to Dunboyne, which is the only settlement within Co. Meath that is in the
Metropolitan Area. Table 2.4 is explicitly adjusted in Variation No.3. Dunboyne is scheduled to grow
to 25,000 by 2034, however little progress has been made since the adoption of the CDP in 2013 in
meeting these growth targets. See Aerial Photography in both a Northern and Southern direction
which serves to demonstrate that the lands the subject of the Draft Direction are neither ‘distant’,
‘detached’ or ‘physically remote’ and can be demonstrably proven to represent an infill site
proximate to a major rail head and road interchange.

3.4.2 Employment Zoning
The Draft Direction states that,

‘Variation No. 3 was not accompanied by a traffic impact assessment or similar evidence
basis to determine that there will be no adverse impact on the operation of the adjoining M3
motorway infrastructure” and further that “the Department considers that the approach
required by the Spatial Planning and National Roads Guidelines has not been followed in
Variation No. 3 and the zoning has the potential to generate traffic volumes to limit the
operation of the nearby national motorway interchange’.

As expressed elsewhere the Draft Direction fails to take cognisance of the presence of a rail station
at Dunboyne North with the associated potential for positive modal shift arising from the creation of
a sustainable live/work community adjacent to high quality under utilised multi-modal transport
infrastructure. There is also an apparent failure to recognise that a comparable area of zoned
employment lands was included at this location under the Dunboyne/Clonee/Pace LAP 2009-2015
such that reverting to the extant zoning objective would not alleviate perceived concerns in respect
of traffic generation. In fact, JSA advise as follows: ‘If the Council were now proposing to zone the
lands for substantial retail development purposes now, as per the Draft Direction, it is likely in our
view that both Transport Infrastructure Ireland and the National Transport Authority would object to
any such proposal’. The Direction given by the Minister appears inconsistent with the statement of
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reasons regarding traffic generation and will not suffice to achieve the underlying rationale of
reducing overall traffic generation. Other Level 2 Retail Centres (for example Blanchardstown and
Liffey Valley Shopping Centres) generate significant national and regional traffic whereas the
proposed live/work community concept would result in a sparser use of the M3 motorway, with less
pressure being placed on both the Black Bull and Dunboyne North/Pace junctions.

With respect to the specific measures sought i.e. a traffic impact assessment or similar evidence
base, JSA, in their report have advised that no other Council in the State has been requested to
undertake as detailed a level of traffic impact assessment at the Development Plan stage for an
individual site as has occurred in this instance. JSA further advised that such a requirement is
normally considered as sought under the development management process. JSA also has advised
that Fingal County Council has proposed under its Draft County Development Plan 2017-2023 to
rezone a very substantial amount of land for employment-related development close the junction of
the M50 and the M2 and South Dublin County Council recently zoned additional lands for
employment-related development close to the junction of the M50 and the M4, as part of its new
County Development Plan. JSA is not aware of a prior detailed transport assessment of these
proposals having been undertaken in either instance and suggests that this should not be required in
this case.

The Proximal Location Google Map shows the quantum, extent and direction of employment
focused development in Fingal, which is clearly rapidly building out the available land within the
Metropolitan Area in Fingal a significant amount of which does not have multi-modal access. By
contrast the proposal contained in Variation No.3 is a relatively modest, evidence based proposal
predicated on addressing the high instance of out commuting from Co. Meath. The lands have
exceptional connectivity in the M3 corridor in Meath, which is proximate to the National Airport and
Port and Dublin City Centre and thus attractive for FDI and targeted for appropriate development in
the full suite of Meath Planning and Economic Development documents on that basis.

In terms of the wider sustainability of the proposed employment zoning, the intention is that current
outbound commuters would be intercepted at Dunboyne North, where new high skilled
employment opportunities will offer an alternative to commuting into Dublin City. Outside of Dublin,
Meath experiences the highest level of outbound commuting of workers in the State. 32,942 or 54%
of the county’s workforce commute out of the county for work, with 41% of these commuters
working in Dublin. There are almost as many people living in Meath but working in Dublin as there
are living and working in the county.

The delivery of FDI development will almost certainly reduce the level of outbound commuting
experienced, as outbound commuters represent a major talent pool for FDI companies investing in
the county and are a unique selling point for the county, with over 41% of those commuting holding
third-level or higher educational attainment. Furthermore, in locating such developments in very
close proximity to a high quality public transport corridor, there will be options for inbound
commuters to travel by train to work at Dunboyne North. Finally it is important to state Junction 5,
similar to other Junctions along the Motorway network has the capacity to be upgraded as it
responds to demand. These matters are confirmed in the Technical Note provided by Aecom
Consulting Engineers, (please refer to Appendix |) which is summarised as follows:
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e ‘Significant evidence based work has been undertaken in the past to assess the transport
impacts and requirements for the Dunboyne area with future development proposals in
place. Ongoing work, commissioned by Meath County Council, will continue this process
through the development of an up to date 2016 VISUM model to assess road based issues
and interventions and through the use of the NTA’s ERM Model to assess and inform a public
transport and sustainable travel strategy.

e Previous transport assessments have concluded that a number of road infrastructure
improvements are required to cater for future demand including upgrades to both the Clonee
and Pace interchanges and various local schemes such as the Dunboyne Eastern Bypass. This
process will be revisited as part of the ongoing task with Meath County Council to ensure the
transport strategy remains valid and represents the optimum road network to cater for
future travel demand and patterns.

e In solely transport terms, the Dunboyne and Pace areas are well suited for future
development through their location adjacent to the National Road and public transport
networks and accessibility to strategic infrastructure such as Dublin Airport.

e The M3 Parkway rail station is currently significantly under-utilised. Development adjacent to
the station with attractive walking and cycling linkages would result in increased patronage
at the station and improved PT mode share for the area.

e A Sustainable Travel Access & Movement Strategy would be a valuable tool to ensure future
development in the area takes cognisance of the overall strategy for the area in this regard
ensuring attractive linkages for walking and cycling are provided within the site, to local
destinations and to local public transport services.

e The key existing issue is the performance of the Pace junction which is currently experiencing
significant congestion in the peak traffic hours. Potential mitigation measures will be
assessed as part of the ongoing task however it should be noted that a significant proportion
of the congestion issues arise mainly due to toll avoidance as opposed to other local issues.
The M3 mainline operates well below capacity both north and south of Pace in the present
case.’

Turning to the economic context for the proposed employment zonings, the report of PMCA
(Please refer to Appendix H) states as follows:

‘Dunboyne encapsulates all the challenges, but also the opportunities, relating to economic
development in County Meath. It has very high outbound commuting (as referred to above),
where those living in the town and its environs have taken advantage of its favourable
location and multi-modal transport infrastructure to work in Dublin, whereas the opposite
pattern of commuting (i.e. into Dunboyne) has not been apparent.’

The PMCA report goes on to state that:
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‘The high leakage of economic activity from Meath in general, and from Dunboyne in
particular, highlights the need to address the leakage because the area benefits from a wide
range of comparative advantages (including favourable location, transport infrastructure,
skills and talent, and strong existing businesses) that would enable more investment and
more employment to be created within the County, contributing in turn to the sustainable
development of the County. This is precisely the aim of Variation No. 3 — to realise the
economic development potential of Dunboyne and the County as a whole.’

The PMCA report further states that:

‘In addition to these are the talent pool (locally in Dunboyne as well as in Dublin Region —
over 40% of those at work in Dunboyne settlement have third-level or higher educational
attainment), the demographic structure of the population and the availability of housing
locally — the National Competitiveness Council has recently highlighted the importance of
affordable housing supply in the mix of activities that will make Ireland more attractive to
inward investment.’

The PMCA report when commenting on the need for implementation of the Economic Strategy
states that:

‘The sustainability of the past model of development in County Meath has been called into
question in funding submissions made by Meath County Council to the Department of the
Environment, Community and Local Government as well as by the external consultants who
put together the Economic Development Strategy for County Meath 2014-2022. The most
recent submission — the Funding Submission by Meath County Council to the Department (17
July 2015) — highlighted the fact that the Council has been faced with an exceptionally rapid
rise in its population but without an appropriate increase in the level of resources required to
service the population.’

PMCA in the concluding remarks of their report summarise the strengths of the site from an
economic perspective as follows:

e ‘Infrastructure — including rail and other public transport infrastructure to support economic
and employment development.

e Intellectual and policy machinery — in the forms of the Economic Development Strategy and
the backing of the Meath Economic SPC and the Meath LCDC, and the Meath Economic
Forum.

e Strategic planning — with the identification of five key strategic sites within the County that
will drive economic development throughout the County (Dunboyne being one of the
identified sites).

e Availability of serviced, zoned sites — including the lands under consideration.

e (lear evidence of investor interest — through recent IDA Ireland jobs announcements and the
prospect of a major new IDA investment by Aramark in the said lands.’
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3.4.2 Regional Retail Development
The Draft Direction states that,

‘Retail development in Dunboyne is identified under the Retail Strategy for the Greater
Dublin Area 2008-2016 as a Level 3 retail centre with the designation including a footnote
that ‘Dunboyne will gradually develop over the next 20 years towards level 2 status’. On foot
of this designation, the Dunboyne/Clonee/Pace LAP 2009 (Objective RET OBJ1) provided for
the development of a new Level 2 retail centre at Pace. However, no development has
occurred at this location since the designation and the subject lands remain undeveloped and
Greenfield in nature. It is noted that the Retail Strategy for the GDA 2008-16 is to be
reviewed by the Eastern and Midland Regional Assembly in the content of its preparation of
a Regional Spatial and Economic Strategy (RSES)as the successor to the Regional Planning
Guidelines for the Greater Dublin Area 2010-2022. This imminent strategy review will
formally be adopted as policy for the region informing the development plan process for the
county/city authorities in the region. The mechanism could potentially review the long term
Level 2 retail designation at Dunboyne in light of its viability given its proximity to the
established Level 2 Blanchardstown Centre in Fingal’

It further states that,

‘It would appear that the proposals in Variation No.3 for development at Pace are based on
the regional retail designation that have now been inappropriately translated into separate
isolated residential Objective A2 and employment Objective E1/E3’

The Chief Executive would reiterate the point that the current proposal for the lands are not ‘based
on the regional retail designation’ as inferred in the Draft Direction; rather it is based on the content
of the Economic Development Strategy wherein the lands are identified as one of the 5 Key Strategic
Sites in the County and involves a consideration of the most appropriate uses for the lands in
guestion. The success of the Council’s strategic approach to fostering economic development, based
on the recommendations and outcomes of the Economic Development Strategy, and the
attractiveness of the Dunboyne North as an employment development location can be evidenced
through recent high profile announcements of significant employment development in the area.

Shire, a large International company, announced earlier this year their intention to develop a
manufacturing facility at Piercetown, in the immediate environs of Dunboyne North. The Shire
facility will be active in bio-pharma manufacturing on a 120-acre site and will see 400 highly skilled
jobs created in the area over the next four years, with an additional 700 jobs being created during
the construction phase. The Shire announcement is the largest FDI jobs announcement by the IDA so
far this year. Avoca has also announced plans to open its largest retail facility in Ireland at Dunboyne
North. This will see the creation of 80 jobs. Furthermore, Aramark, which acquired Avoca in 2015, is
planning to build a European operations centre, with an estimated 500+ jobs and are actively
discussing a viable option on lands at the site next to the M3 Parkway Rail Station). These examples
are a very clear demonstration of the attractiveness of the Dunboyne North area to major employers
and is evidence that the Economic Development Strategy is already being successfully implemented.
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The Draft Direction envisages that the lands would revert to their current zoning and related
objectives for a Level 2 Centre (retail, residential, commercial uses etc...), and employment uses
although it does infer that these objectives could in turn be removed following the review of the
current Regional Planning Guidelines. Some concern would exist that the Draft Direction pre-empts
the review of the Retail Strategy particularly given that the preparation of the Regional Spatial and
Economic Strategy is a function of the Eastern and Midland Regional Assembly and not of the
Department. The effect of the reversion to a Level 2 Centre and the uncertainty of the designation of
the lands upon review of the RSES, as suggested by the Minister, is of concern. Given the importance
to the economic prosperity of County Meath of fostering economic growth in locations such as
Dunboyne North, which are now demonstrating an ability to attract and deliver major employment
development, the Council is concerned that the resulting uncertainty will have an adverse impact on
future investment in the area. In preparing Variation No.3 to the County Development Plan, the
Chief Executive and the Elected Members of Meath County Council were satisfied that the plan and
the variations thereto set out an appropriate overall strategy for the proper planning and
sustainable development of the area. The changes proposed by the Minister in the Draft Direction
i.e. the omission of a ‘Live/Work’ community in proximity to multi-modal transport networks and the
return of the lands to the prior zoning for a Level 2 Centre as envisaged under Variation No.2 would
not provide for an appropriate overall strategy for the development of the area.

The Draft Direction further states that,

‘The planning authority (per the Report of the Chief Executive on submissions to the Draft
Variation, February 2016) concludes that the residential and employment zonings at Pace
equates to the concept of a rail-based ‘live/work communities’ in the SDZ Planning Schemes
for Clonburris, Adamstown and Cherrywood in Dublin in proposed residential development at
Pace. However, the Department considers that these large scale developments of 8,000+ new
homes contiguous to the built up area of Dublin City are considered to be fundamentally
different to the small scale proposed residential zoning at Pace which is in excess of 1.5km
distant from the established town of Dunboyne and adjoining to an interchange on the M3’.

As per the Draft Direction the only difference between those settlements referenced and the subject
lands relate to scale of development and a perceived distance from the ‘established town’. Section
3.4.1 expresses the views of the Chief Executive in respect of the site location in Dunboyne. In terms
of scale, the entire area of Dunboyne is planned to grow to a population of 25,000, and the overall
lands around Dunboyne North/Pace will significantly contribute to this overall population in the
fullness of time. These may ultimately be of a scale comparable to the settlements referred to in the
Draft Direction over a longer time period as envisaged in the RPGs.

The live/work modal envisaged for the subject lands is centred on a concept of ensuring that
employment, residential, educational and recreational are grouped thereby enhancing the quality of
life for all and minimising unsustainable commuting patterns. The Economic Development Strategy
for County Meath identified a number of trends within the County which were impacting on the
economic performance of the County which included a significant FDI deficit. In preparing Variation
No.3 it was acknowledged that FDI investment is particularly sensitive to the availability of housing,
proximity to high quality recreational and cultural assets and a high quality of life. Meath County
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Council, in adopting a pro-active approach to plan led mixed use development, providing for
employment, residential, educational and recreational uses in an access rich environment within the
Metropolitan Area, has positioned itself favourably to redress the FDI deficit and continue to
contribute to the economic recovery.

Conclusion and Recommendation of the Chief Executive

As has been demonstrated above Variation No. 3 to the Meath County Development Plan 2013-2019
is of critical importance to realising the future sustainable planning and economic development of
County Meath and is in accordance with the proper planning and sustainable development of the
County.

The Variation is based on extensive and robust empirical evidence, as set out in detail in this report
and as summarised below:

e The Economic Development Strategy for County Meath seeks to enable spatial planning to
operate as a key driver in the delivery of primary economic objectives in the most efficient
and appropriate way. The principle outcome of the process was to identify key strategic
sites in higher order settlements to attempt to redress the prevailing unsustainable
commuting patterns, 80% in this area. Dunboyne is identified as one of the 5 key strategic
sites and the development of the ‘live work’ community will play a significant part in the
economic regeneration of the area.

e Dunboyne is designated in the Regional Planning Guidelines to grow to 25,000 persons
(Census 2016 preliminary results circa 10,000 persons). In order to realise the potential of
the area as a metropolitian growth centre for sustainable living and employment, it is
essential that housing, community facilities and employment are located in close proximity
to each other in a manner which maximises investments in public transport and creates
opportunities for greener travel. A core concept underlying growth for this area is
developing the area as a low carbon zone.

e The consistent advice from the multi disciplinary consultancy team is that the ‘live work’
community model is compliant with the proper planning and sustainable development of
the area and would enable maximum benefit to made from the substantial national
investment in largely under utilised multi modal transport infrastructure in the area. The
Consultancy team also confirmed that the ‘live work ‘ community development model is one
which has been successfully applied elsewhere in the Metropolitian Area.

e The ‘live work ‘ community will be master planned in a process that will be directly managed
by professional planning staff. A key element of this supervised transparent process will be
the requirement that employment development is front loaded and development can only
proceed on that basis.
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e The lands are located within the Metropolitian Area of the National Gateway. The proposed
‘live work community’ at Dunboyne North is fully compliant with all relevant National,
Regional and Local Planning Policy.

e This area is already a preferred location for new business including IDA supported FDI
seeking to establish in the county. Recent job announcements have included Avoca (80 retail
and hospitality employees), Shire (400 biotech employees) and Facebook (110 data centre
employees), which between them will support circa 2000 construction jobs. These new
businesses compliment significant existing SME and indigenous development at Kilsaran,
Bracetown Business Park, Hub Logistics and Dunboyne Business Park.

| respectfully recommend that the Draft Direction should not proceed and that Variation No. 3
should be confirmed.

Jackie Maguire
Chief Executive

Meath County Council

9" Day of August 2016
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Comhshaol, Pobal agus Rlattas ARG
Environmeni, Cammunily and Local Government

Oifig an Alre
Office of the Minister

17 June 2016
For the Attention of: Jackie Maguire, Chief Executive, Meath County Council.

Jackie Maguire,

Chief Executive,
Meath County Council,
County Hall,

Navan,

Meath

Section 31 of the Planning and Development Act 2000, as amended
by the Planning and Development (Amendment) Act 2010
Notice of Intent to Issue a Direction relating the
Meath County Development Plan 2013-2019

Dear Chief Executive,

| am writing to you in connection with Variation No.3 to the Meath County Development Plan
2013-2019 as adopted by the Council on 23 May 2016 and request that you bring this notice
to the attention of the elected members of the County Council on or before Friday 17 June
2016.

TAKE NOTICE that 1 am considering issuing a direction pursuant to Section 31 of the
Planning and Development Act 2000, as amended. A draft of the proposed direction is
attached to this lefter. As appears therefrom, | have formed the provisional opinion (i) that
the Planning Authority has ignored or not taken account of a submissions made on my
behalf in January and April 2016 in respect of the draft Variation No.3 to the Meath County

An Rolnn Comhshaell, Poball agus Rialtals Aitlill, Teach an Chustalm, Balle Atha Cliath 1

Department of the Environment, Community and Locat Gavernment, Custam Hause, Bubln 1

TelVTel 353 1 888 2000 Faicw/Fax 353 1 578 8640 @
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Development Plan 2013-2019 and the proposed material alterations to the draft Variation
No.3; (ii) that the plan as adopted is not in compliance with the requirements of s.12, s.13,
s.20 and .28 of the Planning and Development Act 2000, as amended.

The reasons for the proposed direction are set out in the attached draft direction.

BACKGROUND

My Depariment wrote to your Council, under my direction as statutory consultee under the
Planning Acts, in relation to the draft Variation No.3 to the Meath County Deveiopment Plan
2013-2019 on 27 January 2016. and the proposed material alterations fo the draft Variation
No.3 to the Meath County Development Plan 2013-2019 on 19 April 2016.

The Councii was advised to remove the proposed residential content/zoning at Pace, north of
Dunboyne and ensure that there was proper traffic and transport assessment of all
development policies in order for the proposals to accord fully with Ministerial Planning
Guidelines issued under section 28 of the Planning and Development Acts, 2000-15.

Meath County Council was advised to take appropriate measures in the plan making process
to address these specific non-compliant proposals identified by the Department and that
failure to address the issues satisfactorily in line with its statutory and policy responsibilities
could result in the Minister using the powers available to him under the Planning and
Development Act to ensure that the relevant statutory and policy requirements are upheld.

Despite this, on 23 May 20186, the Elected Members voted by resolution fo adopt the proposed
Material Alterations, as previously placed on public display.

Accordingly | am issuing a draft Ministerial Direction under Section 31 of the Planning Act to
direct Meath County Council, with regard to the Meath County Development Plan 201 3-2019,
as varied, not adhering to statutory and policy requirements, full detalls of which are set out in
the Planning Advisors report (attached) and summarised below.

MEASURES PROPOSED UNDER THE DRAFT DIRECTION



In light of the foregaing, the plan, as adopied, which sets out the objectives for Meath is to be
amended as set out in the attached draft direction.

Please note that the provisions of the draft direction will not now come into effect until the
Section 31 procedure has been completed.

PROCEDURAL REQUIREMENTS

| would draw your attention to the public consultation obligations under Section 31 of the
Planning and Development Act 2000, as amended by the Planning and Development
Amendment) Act 2010, and the initial requirement for you, as manager, under section 31(7) to
publish notice of the draft direction no later than 2 weeks after receipt of this notice. | look
forward to receipt of the report which has to be prepared by you on foot of this public
consultation under Seclion 31(8), including on any views of the elected members, to be
fumished to me no later than 4 wesks after the public consultation process is completed, for
my further consideration.

My officials are available to assist You, as necessary, in complying with the faregoing process
now underway.

Yours sincerely,

Simon Coveney, T.D.,

Minister for Environment, Community and Local Government

Copied to:

Cathaoirleach, Meath County Council, County Hal, Navan, County Meath
Director, Eastern and Midland Regional Assembly



DRAFT DIRECTION

DIRECTION IN THE MATTER OF SECTION 31
OF THE PLANNING AND DEVELOPMENT ACT 2000
(AS AMENDED BY S.21 OF THE PLANNING AND DEVELOPMENT
(AMENDMENT) ACT 2010)

MEATH COUNTY DEVELOPMENT PLAN 2013-2019 DIRECTION 2016

“Development Plan” means the Meath County Development Plan 2013-2019

“The Planning Authority" means Meath County Council

WHEREAS the Minister for the Environment, Community and Local Government is, for the
reasons set out in the Statement of Reasons hereto, of the Opinion that

(i) Meath County Council in making the Meath County Development Plan 2013-2019
has ignored or has not taken sufficient account of the submissions made by the

Minister for the Environment, Community and Local Government in January and
April 2016,

and

(ii)  the Meath County Development Plan 2013-2019 is not in compliance with the
requirements of s.12, 5.13 and s.28 of the Planning and Development Act 2000 (as
amended).

NOW, THEREFORE in exercise of the powers conferred on him by s.31 of the Planning
and Development Act 2000 (as amended), the Minister of State at the Department of the

Environment, Community and Local Government hereby directs as follows:

(I) This Direction may be cited as the Planning and Development (Meath County
Development Plan 2013-2019) Direction 2016.



(2) The County Council of Meath County is hereby directed to take the following steps
with regard to the Meath County Development Plan 2013-2019 (“the development
Plan™).

a. The map entitled ‘County Development Plan 2013-2019 Variation No.3
Amendments — Dunboyne North — Dunboyne — Clonee - Land Use Zoning
Objective Map' which sets out the zoning objectives for Dunboyne North —
Dunboyne — Clonee in the Meath County Development Plan 2013-2019 is to be
amended by removing:

i. The re-zoning of lands at Pace, north of Dunboyne for a mixture of uses
including objective ‘A2’ (residential), objective ‘EI1/E3" (high
technology/manufacturing/office) and objective ‘E3’
(logistics/warchousing)

and
ii. The Objectives ‘Dunboyne North OBJ1 and OBJ2’

For ease of reference a copy of the said map indicating lands outlined in a
dashed red line is attached as Appendix A,

The effect of this amendment will be that the zoning objectives for lands
identified in (a) above will revert to the zoning objective as per the Meath
County Development Plan. For easc of reference a copy of the County
Development Plan 2013-2019 Variation No.2, PACE, ‘Land Use Zoning
Objective Map ' (May 2014) is attached as Appendix B.

b. The written text of Variation No.3 is to be amended by deleting that text related
to 1(a) & I(b) above for lands at Pace, North of Dunboyne.



1.

STATEMENT OF REASONS

Written submissions was made to Meath County Council on behalf of the Minister for the
Environment, Community and Local Government on 26 January 2016 on the Proposed
Variation No.3 and on the 19 April 2016 on the material alterations to the variation which
advised the Council to remove the proposed residential content/zoning at Pace, north of
Dunboyne and ensure that there was proper traffic and transport assessment of all
development policies in order for the proposals to accord fully with Ministerial Planning

Guidelines issued under section 28 of the Planning and Development Acts, 2000-15.

Meath County Council was advised to address the issue satisfactorily in order to ensure
compliance with the Minister’s Guidelines.

Despite this, on 23" May, the Elected Members voted by resolution to adopt Proposed
Variation No. 3, as previously placed on public display.

A) Residential Zoning

The draft Variation No.3 seeks to create a new residential development of c. 500 homes at
Pace and facilitate a ‘developer-led masterplan’ (per Objective Dunboyne North OBJ1).
This proposed housing would be detached and distant from the existing urban area of
Dunboyne and disconnected from the established social, community and other
infrastructure of the town. A new residential zoning/development significantly to the north
of the established town at Pace (1.5-2km away) would be a clear breach of the sequential
approach to the zoning of lands identified in section 4.19 of the Development Plan
Guidelines (2007) and reiterated in Sections 2.3 & 6.2 of the Local Area Plan Guidelines
(2013). The planning guidelines on Development Plans state that zoning should ‘extend
out from the centre of an urban area, with undeveloped lands closest to the core and public
transport routes being given preference (i.e. ‘leapfrogging* to more remote areas should be
avoided)’ (section 4.19).

The proposed residential zoning in Variation No.3 would create an isolated development,
physically remote from the established settlement of Dunboyne and would be contrary to
the adopted County Development Plan core strategy for Dunboyne whereby new housing
is to be constructed to the east and subsequently to the south of the town.



B) Employment Zoning

The Variation also seeks to provide for Objective EI/E3 and E3 zonings of the Meath
County Development Plan 2013 - 2019 on development lands at Pace which would allow
these lands to be developed for the high technology/office/logistics employment uses as
permitted in the Plan.

These proposed employment zonings, in tandem with the proposed residential zoning, are
positioned either side of the R157 and is in close proximity to Junction 5 on the M3
motorway. The planning guidelines on Spatial Planning and National Roads (2012) under
section 2.7 emphasize that there must be an evidence base to such development proposals
in the vicinity of motorway interchanges. A comprehensive traffic assessment of such
proposals to ensure the avoidance any adverse impact on the national road infrastructure
must be provided to this end. Development proposals must demonstrate, inter alia,
consistency with the relevant development policy/strategy including the National Spatial

Strategy and Regional Planning Guidelines.

Variation No.3 was not accompanied by a traffic impact assessment or similar evidence
basis to determine that there will be no adverse impact on the operation of the adjoining
M3 motorway infrastructure. The Department is aware that that there is a transport study
underway (Aecom Transport Consultants) jointly by Meath County Council, Fingal
County Council and Transport Infrastructure Ireland that is examining the capacity and
operation of M3 junctions/interchanges. This study is not completed however, and has
therefore not informed the consideration of the proposed residential and employment

zonings at Pace as required by the Spatial Planning and National Roads Guidelines.

The Department considers that the approach required by the Spatial Planning and National
Roads Guidelines has not been followed in Variation No.3 and the zoning has the potential
to generate traffic volumes to limit the operation of the nearby national motorway

interchange.

C) Regional Retail Development
Retail development in Dunboyne is identified under the Retail Strategy for the GDA 2008-
[6 as a Level 3 retail centre with the designation including a footnote that ‘Dunboyne will

gradually develop over the next 20 years towards level 2 status’. On foot of this



designation, the Dunboyne/Clonee/Pace LAP 2009 (Objective RET QBJI1) provided for

the development of a new Level 2 retail centre at Pace.

However, no development has occurred at this location since the designation and the
subject lands remain undeveloped and greenfield in nature. It is noted that the Retail
Strategy for the GDA 2008-16 is to be reviewed by the Eastern and Midland Regional
Assembly in the context of its preparation of a Regional Spatial and Economic Strategy
(RSES) as the successor to the Regional Planning Guidelines for the Greater Dublin Area
210-2022. This imminent strategy review will formally be adopted as policy for the region
informing the development plan process for the county/city autharities in the region. The
mechanism could potentiaily review the long term Level 2 retail designation at Dunboyne
in light of its viability given its proximity to the established Level 2 Blanchardstown
Centre in Fingal.

It would appear that the proposals in Variation No.3 for development at Pace are based on
the regional retail designation that have now been inappropriately translated into separate

isolated residential Objective ‘A2" and employment Objective E1/E3 zonings.

The planning authority (per the Report of the Chief Executive on submissions to the Draft
Variation, February 2016) concludes that the residential and employment zonings at Pace
equates to the concept of a rail-based ‘live/work communities’ in the SDZ Planning
Schemes for Clonburris, Adamstown and Cherrywood in Dublin in proposed residential
development at Pace. However, the Department considers that these large scale
developments of 8,000+ new homes contiguous to the built up area of Dublin city are
considered to be fundamentally different to the small scale proposed residential zoning at
Pace which i5 in excess of 1.5km distant from the established town of Dunboyne and
adjoining to an interchange on the M3.

In light of the above the Minister is of the opinion that the Planning Authority has ignored,
or has not taken sufficient account of the said written submission, in that the Planning
Authority proceeded to adopt a policy objective which would be inconsistent with national
Government policy (the Local Area Plans Guidelines (2013), the Spatial Planning and
National Roads Guidelines (2012) and the Development Plans Guidelines (2007)) and the



requirements of section 19(2) of the Planning & Development Acts, 2000-15 as it is not
consistent with the core strategy of the Meath County Development Plan 2013-2019.

The decision by the members to alter the policy in regard to the zoning objectives as
outlined in this direction do not provide for proper planning and sustainable development
and therefore the Meath County Development Plan 2013-2019, as varied, is not in

compliance with the requirements of s.12, s.13, 5.20 and s.28 of the Planning and
Development Act 2000 (as amended).

GIVEN under my hand,

Minister for Environment, Community and Local Government

this day of June 2016.
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APPENDIX B
SCHEDULE OF SUBMISSIONS



Submission

Number Name

1 Director of the Regional Assembly

2 Aramark Ireland

3 Cliona Ryan, Property Resource Planning Management & Development on
behalf of Glenbeigh Construction Ltd

4 RPS Planning and Environment on behalf of Godolphin Ireland Unlimited
Company.

5 South East Meath Chamber of Commerce

6 | Declan Brassil on behalf of McGarrell Reilly Group

7 Clir Maria Murphy, Cathaoirleach Meath County Council on behalf of the
Elected Members of Meath County Council

8 Clir Gillian Toole, Cathaoirleach Ratoath Municipal District Meath County

Council on behalf of the Elected Members of Ratoath Municipal District Meath
County Council
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Louise Heeney

From: Info {inflo@emra.le)

Sent: 12 July 2016 16:37

To: variation3mcdp

Subject: Submission 1001 - EMRA (Meath County Development Plan 2013-2019 Variation No 3 -
Draft Direction)

Attachments; 160108_MeathCoCo CDP Var No.3 DRAFT.pdf; 1600711_Meath CoCo CDP Var No 3
_Response to Draft Direction.pd{

For the Attention of: Jackie Maguire, Chief Executive, Meath County Council

Draft Direction in the matter of section 31 of the Planning and Development Act 2000 (as amended) LANDS AT
PACE, NORTH DUNBOYNE

Dear Chief Executive,

Further to the Draft Direction in the matter of section 31 of the Planning and Development Act 2000 (as amended)
LANDS AT PACE, NORTH DUNBOYNE, which is currently on public display, please find attached observations from the
Eastern and Midiand Regional Assembly.

1 would appreciate if you could acknowledge receipt of this email.

Yours Sincerely,

Q3

Jim Conway
Director
Eastern and Midland Regional Assembly

12" July 2016



Eastern and Midland Regional Assembly

3rd Floor North | Ballymun Civic Centre|Maln Street] Ballymun | Dublin 9

Proposed Draft Variation No. 3 of the Meath County Development Plan
2013- 2019

This submission on the draft variation No. 3 of the Meath County Development Plan 2013 -
2019 has been reviewed by the Eastern and Midland Regional Assembly at the meeting of 15%
January 2016.

The Assembly members from Meath County Council are not supportive of this submission and
the members of the Assembly recognize that all the members of Meath County Council
supported the proposed draft variation as placed on display.

INTRODUCTION

As set out in the Action Programme for Effective Government and under the Local Government
Reform Act 2014 the former eight Regional Authorities and two Regional Assemblies have been
replaced by three new Regional Assemblies. The Local Government Act 1991 (Regional
Assemblies) (Establishment) Order 2014 (S.1. 573 of 2014) came into effect on the 1st January
2015 establishing the new Regional Assemblies; the Northern and Western, the Eastern and
Midland, and the Southern. The Eastern and Midland Regional Assembly, has twelve

constituent local authorities split into three Strategic Planning Areas, as follows



Dublin Fingal, Dublin City, South Dublin, Din Laoghaire-
Rathdown
Eastern Louth, Kildare, Meath, Wicklow

Midlands | Longford, Laois, Offaly, Westmeath

Note: Louth is located in the Border NUTS 1l area but is now moving 1o the Eastern and Midland assembly region
from the former BMW region.

The function of the new Regional Assemblies are the formulation, adoption and
implementation of Regional Spatial and Economic Strategies (which will replace the existing
Regional Planning Guidelines), management of EU Operation Programs, EU project
participation, implementation of national economic policy, and additional functions through

working with the new National Oversight and Audit Commission.

With regard to the Regional Spatial and Economic Strategies (RSES) which are to replace the
Regional Planning Guidelines (RPGs) 2010 - 2022, the Local Government Reform Act 2104
{which amends the Planning and Development Act 2000) Sec.23. (1) states “The objective of
regional spatial and economic strategies shall be to support the implementation of the National
Spatial Strategy and the economic policies and objectives of the Government by providing a
long-term strategic planning and economic framework for the development of the region for
which the strategies are prepared which shall be consistent with the National Spatial Strategy

and the economic policies or objectives of the Government.”

Furthermore it should be noted that the current status of the RPGs 2010 - 2022 j5 enshrined in
the Local Government Reform Act 2014 Sec.63. (4} “Notwithstanding any other provision of
this Act, the regional planning guidelines prepared by a dissolved regional authority and
published in respect of the period 2010 to 2022, shall continue to have effect as if made under
this Part until a regional spatial and economic strategy is prepared and adopted by the regional

assembly concerned.”



LEGISLATIVE CONTEXT

Under Section 27C of the Planning & Development Act, 2000 (as inserted by Section 18 of the
Planning and Development Act, 2010) the Eastern and Midlands Regional Assembly, as the
successor regional assembly of the dissolved Dublin and Mid-East Regional Authorities, is
obliged to prepare submissions / observations to be submitted to the relevant planning

authority and copied to the Minister for the Environment, Community and Local Government.

A submission shall contain a report which shall state whether, in the opinion of the Regional
Assembly, the draft variation of the Development Plan, and in particular its core strategy are
consistent with the Regional Planning Guidelines in force for the area of the Development Plan.
If, in the opinion of the Regional Assembly the proposed variation of the Development Plan,
and its core strategy are not consistent with the RPGs, the submission / observations and report
shall include recommendations as to what amendments, in the opinion of the Regional

Assembly, are required to ensure that they are consistent.

This report contains the opinion of the Eastern and Midland Regional Assembly in relation to
the above matters along with recommendations as required under Section 27C of the Planning

and Development Act 2000 as amended.
SUBMISSION

The Regional Assembly recognizes the approach of the Local Authority to implement the
Economic Development Strategy for County Meath 2014-2022 and to integrate the relevant
aspects of the strategy in to the Meath County Development Plan 2013 (CDP). It s recognized
that the local authority is performing its enhanced economic role as required under the Local
Government Reform Act 2014, which provided a stronger, clearer role for local government in
economic and community development. The Local Community and Economic Plans (LECPs)
introduced in the Local Government Reform Act 2014 are a central component of the local

authority’s role in economic and community development. In the preparation and formulation



of the LECP for County Meath significant aspects of the Economic Development Strategy could
be incorporated and expressed in the abjectives and actions of the LECP.

The Regional Assembly has a statutory function in the preparation of the LECPs to ensure
consistency in the first instance with the Regional Planning Guidelines (RPGs) and
subsequently with their successor, the Regional Spatial and Economic Strategies, and also

consistency with the core strategy of the County Development Plan.

Variation

The proposed variation to the County Development Plan is extensive in nature, covers all
sections of the current County Development Plan and follows on from the previous 2no.
variations to the County Development Plan and incorporates some legacy aspects from these
variations. Due to these factors the variation as presented is somewhat unwieldy and would
benefit from brevity and clarity to assist the public in understanding the breadth of the
proposals and to facilitate engagement during the statutory process.

Economic Strategy

The Regional Assembly recognizes a key challenge in the Economic Development Strategy is
to ensure more jobs are available within Meath to its residents and to broaden the economic
base of the county. The Assembly welcomes the approach of the strategy to accord with the
RPGs for the GDA in the location of employment zoned lands in the County, in this regard
Strategic Policy EP2 of the RPGs states “To seek sustainable economic growth across the GDA, by
the promotion of identified core economic nreas across the GDA in both the Dublin and Mid Enst Regions

to facilitate new employment opportunities for existing populations and seek to reduce the volunte of

unsustainable long distance commuting.”

Settlement Hierarchy

With regard to consistency with the Regional Planning Guidelines (RPGs) for the GDA, there
are aspects of the proposed variation that may be considered a departure from the polices of
the RPGs. The proposals to seek a change the designation of the settiements of Stamullen and
Enfield in the hierarchy expressed in the Core Strategy Table 2.1 in the CDP (which is currently



aligned with the RPG settlement hierarchy) is of concern, and changes to this designation in
this hierarchy should not occur in isolation with regard to the wider Greater Dublin Area. A
review of the settlement hierarchy will be performed in the upcoming RPG review and
preparation of a Regional Spatial and Economic Strategy (RSES) for the region. This will allow
for a holistic assessment of the settlement hierarchy in the region using an evidence based
approach and directed by emerging national policy in the upcoming National Planning
Framework. Any change in the designation of settlements in the region should only be

considered in these circumstances.

Key strategic sites

The RPGs set out the regional policy parameters and key principles for the direction of
economic growth in the Greater Dublin Area (GDA). Strategic Recommendation ER3 seeks to
“Encourage mtixed use settlement forms and sustainable centres, in which employment and residency
are located in close proximity to each other and strategic multi-modal transport corridors, which prontote
a choice of sustainable travel modes, green travel choices and to arrest long distance commuter trends

and congestion.”

The Economic Development Strategy for Meath 20142022 identified 5 key strategic
employment sites in the County to target employment generation, which form part of this
proposed variation to the CDP. The proposals for Navan, South Drogheda, Kells, and to some
extent Ashbourne relate to further expansion of existing employment generating areas in the
form of business parks and are generally supported in the Economic Strategy in Chapter 3 of
the RPGs. Navan /Kells and Drogheda are designated as Primary Economic Towns and
Ashbourne / Dunboyne is identified as a Secondary Economic Town in the RPG Economic
Strategy for the GDA.

As part of the proposed variation there are significant proposals for Dunboyne to develop with
triangulated nodes, two of these nodes based around the existing town centre and Dunboyne
Rail station are appropriate and sustainably located in accordance with RPG policies of
development and consolidation of existing urban areas. However the emerging proposal of a

“sustainable live work community” at Dunboyne North around the M3 parkway does not



accord with these polices and would require revision. Proposals to create an “employment
hub” with retail were included in previous planning policy by the local authority at this

location on a reduced quantum of land.

Current expanded proposals to create a new community/settlement at this greenfield location
with 500 units (max.} a neighbourhood centre with retail and associated services as well as the
extensive employment uses, is lacking sufficient policy support in the RPGs and the relevant
evidence based analysis to support such expansive proposals. In particular the proposals to
include 500 residential units at this location, justified by the loss of 641 committed units since

2013 across the county (in the revision of Table 2.5 in the core strategy) are not warranted.

Additional employment zoned lands

The aspect of this variation to remove the phasing elements from the economic zoned lands in
the county has led to significant lands in some 16 settlements now being available for
development in the lifetime of this plan. A significant proportion of these lands may not be
located in the most central locations and would not be considered the most sequential form of
development for these settlements. These sites had been previously identified as long term
strategic land banks in the 2013 Development Plan Order of Priority phasing and indicted for
development post 2019 (the next CDP cycle). To now propose these lands for development in
the current plan cycle, without rationale could be considered a retrograde step in plan making
policy and phasing of development lands in the county. These proposals are further
exacerbated by the proposed variations to the White Lands zoning objective allowing them to
be released for development during the plan period. This further erodes the progress achieved
in the 2013 Development Plan process and the core strategy, in rationalizing the land use

zonings in the County.

The significant additional employment zoning proposed in the Clonee/Portan area taken in
conjunction with the significant additional employment zoned land that form part of this
proposed variation, is difficuit to justify in the absence of an evidence based analysis and
approach, as required in a CDP core strategy.



The current County Development Plan provided some analysis of available zoned employment
generating land in chapter 4 of the CDP, and in this regard the proposed removal of table 4.1
and the associated narrative on these lands, further lessens the rationale for the inclusion of

long term strategic employment lands in this development plan cycle.

CONCLUSION

This submission was prepared by the Assistant Director and approved by the members of the
Regional Assembly, and the Assembly welcomes further opportunities to engage in the
statutory process of the proposed Variation of the Meath County Development Plan.

Regards,

Q38

Jim Conway

Director
Eastern and Midland Regional Assembly
19% January 2016



Eastern and Midland Regional Assembly

Jrd Floor North | Baltymun Clvic Centre | Main Street| Ballymunl Dublin %

Section 31 of the Planning and Development Act 2000 as amended.
Notice of Intent to Issue a direction relation the Meath County
Development Plan 2013 —~ 2019

These comments are issued by the Director of the Regional Assembly in response to the Draft
Direction pursuant to section 31 of the Planning and Development Act 2000 as amended on
the Draft Variation No.3 of the Meath County Development Plan 2013-2019, which was issued
on the 17* June and placed on public display on 27* June 2016.

Context

It is firstly important to note that as per the EMRA’s previous submission issued to Meath
County Council dated 15* January 2016, with respect to Draft Variation No. 3 of the Meath
County Development Plan, the EMRA acknowledge the efforts of Meath County Council to
promote the enhanced economic role of Meath as required under the Local Government
Reform Act 2014.

Notwithstanding this and the publication of the subsequent Material Alterations of Variation
No. 3, the EMRA continue to have concerns with regard to the draft variation and consider
that the matters raised by the Assembly in their submission of 15t January 2016, issued under
Section 27 of the Planning and Development Act 2000 as amended, were not fully addressed
by the planning authority in the adopted variation.

New Housing and Employment Lands at Pace, North Dunboyne.

The Regional Planning Guidelines for the Greater Dublin Area 2010-2022 set out the regional
policy parameters and key principles for the direction of economic growth in the Greater
Dublin Area (GDA). Strategic Recommendation ER3 seeks to “Encourage mixed use
settlement forms and sustainable centres, in which employment and residency are located in
close proximity to each other and strategic multi-modal transport corridors, which promote a



choice of sustainable travel modes, green travel choices and to arrest long distance commuter
trends and congestion.”

Ashbourne / Dunboyne is identified as a Secondary Economic Town in the RPG Economic
Strategy for the GDA, Dunboyne is defined as a Large Growth Town Il and also enjoys a level
2 retail designation.

The submission of the EMRA (15% January 2016) identified concerns relating to the proposal
of a “sustainable live work community” at Pace, North Dunboyne around the M3 Parkway.

The draft variation proposals to create a new community/settlement at this greenfield
location with 500 units (max.) a neighbourhood centre with retail and associated services as
well as the extensive employment uses, are lacking sufficient policy support in the RPGs and
the relevant evidence based analysis to support such expansive proposals.

The existing growth pattern for Dunboyne identifies that growth is to occur to the east and
south of the town in a sequential manner that consolidates the existing town fabric,
strengthening linkages with the local train station at Dunboyne, thus aiding the long term
sustainable development of the settlement.

Contrary to this adopted growth strategy for Dunboyne, EMRA remain concerned that this
variation as proposed amounts to the creation of a new community and economic
development site at a greenfield location that is remote and detached from the existing urban
fabric of Dunboyne and its associated supporting services that residents require.

Having regard to the above, it is considered that the designation of development lands at
‘Dunboyne North’/Pace is lacking sufficient policy support in the RPGs and the relevant
evidence based analysis to support such expansive proposals.

Conclusion

This submission was prepared by the Assistant Director and approved by the Director of the
Assembly. Far reference, enclosed is a copy of the previous Regional Assembly submission
under Section 27 C of the Planning and Development Act 2000 as amended.

Regards,

Q3

Jim Conway
Director
Eastern and Midland Regional Assembly




124 July 2016

Encl. EMRA submission to Draft Variation No 3. 15/01/2016
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Louise Heeney

From: Wendy Bagnall

Sent: 13 July 2016 11:00

To: Louise Heeney

Subject: Submission 1002 Amarark ([CASE:44788] CE - PLAN - GEN - Aramark {reland - Corres -
Meath County Development Pian 2013-2019 Variation no. 3)

Attachments: PLAN - Corres - Aramatrk - Meath County Development Plan 2013-2019 Variation no. 3 -

2016.07.11.pdl

For your attention sub re draft direction

Sent from my Samsung device

~o——- Original message ~-------

From: Margaret Carroll <mcarroll @meathcoco.ie>

Date: 13/07/2016 10:40 AM (GMT+00:00)

To: Kevin Stewart <KStewart @meathcoco.ie>, Des Foley <DFoley@meathcoco.ie>, Michael Griffin
<MGriffin @ meathcoco.ie>, Patrick Gallagher <PGallagher@meathcoco.ie>, Wendy Bagnall
<wbagnall @ meathcoco.ie>

Subject: [CASE:44788] CE - PLAN - GEN - Aramark Ireland - Corres - Meath County Development Plan
2013-2019 Variation no. 3

All,
Attached correspondence from Aramark is referred for your information and/or attention.
Regards

Margaret

Margaret Carroll,Corporate Services, Meath County Council,
Railway Street, Navan, Co. Meath

Tel: 046/9097013 Fax: 046/9097001

email: mcarroll @meathcoco.ie

web: www.meathcoco.ie
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(1% July 2016 e N C%l:ﬁml
's Office

Ms Jackie Maguire Chief Executiva’s
Chief Executive ] 13 L 08
Meath County Council
County Hall
Railway St RECEIVED
Navan
Co Meath
C15 AWSI

Re: Meath Countv Development Plan 2013-2019 Variation ng. 3.
Dear Ms Maguire

The Draft Direction issued by the Minister for Environment seeks to remove the mix of uses including
objectives A2 (residential) and E1/E3 (high technology / manufacturing / office) from lands at North
Dunboyne.

The Aramark Corporation are a leading global provider of food, facilities, property services, and uniform
services to education, healthcare, business and industry, and sports, leisure and corrections clients, with
270,000 employees worldwide. Our mission is to deliver experiences that enrich and nourish lives.

We are currently looking at a2 number of location to establish a Northern European Headquarters building for
the Corporation and are actively in discussions with regard to a viable option at the Lands North of
Dunboyne.

There are a number of locations that are competing for our business which would need to satisfy our
requirements, including;

» Close to Dublin City

= Clase to Dublin Airport

« Mix of uses that create a vibrant location for stafi’ and customers
+ Accessibility and public transport

« Profile office occupation

« 50,000 sq A ideally in one building.

= High capacity utilities including Broadband.

s Attractive environment

« Proximity to other business interests including, Avoca brand.

We are currently undertaking a significant investment in Dunboyne to establish an Avaca outlet adjacent to
the proposed Shires facility at Piersetawn. This site enjoys excellent connectivity to the lands at North
Dunboyne which enhiances the attractiveness of the location as a potential location for our European HQ
building.

We have been presented with a layout and plan for the Lands at Dunboyne and regard it as an attractive
option for our business, however on the basis of the uncertainty created il the lands were rezoned ns
proposed in the Draft Directive, we would not be in a position to carry this option forward for our business

Argmark lraland
701816 0700 F 01 815 0730 | Noribemn Crosy. Malah de Road, Bublin 17

S S Durwctors: Donal O'Brisnt. Frank Gleeson, Thomas Mulryan
= 2 FRepiuwedinbelandtio 128403 Repitlored Address: 70 Ser John Aogeron's Cnury Dublin 2

e

TS SSS Campbell Catorrw) Lirmted trathng A5 Acamart belano www.aramark.ie
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In order 10 create a location that reflects the corporate appeal of this business we will seek a building that
reflects our core principles and demonstrates that to our customers and stakeholders.

A mono use location would not deliver this for us and is a barrier to recruitinent of employees which are a
key nsset 1o our success.

We are supportive of the Council’s vision for Dunboyne, in variation 3, and would remain an attractive
option for us, if retained, as it combined the living and working community within the town with highly
accessibly transport and broadband services.

Asamark Ireland
¥ 01 815 Q700 F 01 816 0730 Mortharn Cross, Ma'ah.de Road, Dubiin 17

coCc Cwectore Donal OBmen Frank Glecton, Thomas Mutryan
== Repattved in iptond No. 126403 Regritared Addrass. 70 S John Rogenan's Quay Dubin 2

S5 5 Comoben Catenng Lumaed 4oz ng 83 Aomark hielind www.aramark ie
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Louise Heeney

From: Cliona Ryan [cliona@planex.ig]

Sent: 13 July 2016 11:07

To: variation3medp

Subject: Submission 1003 Glenbaigh (Meath Counly Development Plan 2013-2018 Variation No 3
- Draft Direction)

Attachments: 22.24,2016_FINAL.1 Draft submission_G8.pdl

Dear Mr, Clarke,

Please find attached a submission on behalf of Glenbeigh in respect of the draft Ministerial Order on Variation No. 3 of the
Meath County Development Plan 2013 — 2019.

We would be grateful for an acknowledgment of receipt of this submission by return and will contact your office in this
regard.

Regards,

Cliona Ryan
Tel: 00353 1 6770273
Mob: 00353 86 3805515

Confidentiality Notice and Disclaimer

The contants of this e-mail and any attachments thereto are the property of the sender and are intended for the named addressee anly. The content
of this e-mail may be confidential and/or commercially sensitive. If you have received this e-mail in emmor, please do not copy it or forward it 10
anyone, please immediately destroy it and kindly notify the sender. Property Resource Planning Management & Development Ltd are not be liable for
any alterations to this electronic message by any third party.

E-mail cannot be guaranteed to be secure or emor free. It is your responsibility to ensure that the onward transmission, opening or use of this
massage and any attachments will not adversely affect your system or data. You are requested to camy out any other virus checks as you consider
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Planning Department Phibsborough

Meath County Council Dublin 7
Buvinda House

Dublin Road

Navan

Co. Meath

By Email: variation3medp@meatheoco.ie
OQur Ref. 22242016

13" July 2016

RE: Meath County Development Plan 2013-2019 Variation No 3 - Draft Direction

Dear Mr. Clarke,

This submission is made on behalf of Glenbeigh Construction Lid., Damastown Way, Damastown Business Park Dublin
15

1.0 BACKGROUND TO SUBMISSION

Glenbeigh are experienced propenty developers, successfully in the building business for three decades. For over a
decade Glenbeigh have held and maintained a serviced, accessible and residentially zoned strategic landbank located
on the Rooske Road in Dunboyne As indicated in their submission to Variation no. 2 of the County Development
Plan 2013 - 2019, Glenbeigh had intended to seek planning permission in 2014 to build immediately on foot of that
permission.

Variation No. 2 of the current Development Plan which came into effect in January 2013, was made in May 2014,
and altered the land use zoning of the subject lands as ascribed under the Dunboyne - Clonee = Pace Local Area
Plan (LAP) 2009 = 2015 fram A4 to A2 " To provide for new residential communities with ancillary cornmunily facilitias,
neighbourfiood facilities and employment uses as considered appropriate for the status of the centre in the
Settlement Hierarchy.”

Variation no. 2 also altered the development potential of the lands via a mapped objective; overlaying cross-hatching
an the residential land use zoning objective to indicate that the lands are "Residential Phase Il (Post 2019).”

Variation no. 2 of the current County Plan was later codified by amendment to the Dunboyne — Clonee — Pace LAP
2009 - 2015 advertised in December 2014 and made in March 2015. Under the current Development Plan the
Dunboyne - Clonee - Pace LAP 2009 - 2015 is stated to be one of 5 no. LAPs to be retained in the county where 34
no. existed. Twenty nine of the existing LAPs were revoked at the time of the making amendment reflecting the
phasing of residentially zoned lands for the 5 no. retained LAPs.

Prior to the adoption of Variation No. 2 and its codification into the Dunboyne-Clonee-Pace LAP a planning
application for residential development of the subject lands would have been rejected on the basis that it materially
tontravened the County Development Plan, (Section 23.3) “.that all propasals for residential developments on
greenfreld fands zoned “A* shall be premature pending this amendment of first the Development Plan, and then the
refevant LAP.”
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Today, more than three and half years after the adoption of the County Development Plan a planning application on
the subject fands compliant with land use zoning and other objectives and standards of the Development Plan and
LAP will be rejected by the Council on the basis that Phase Il lands will not be cansidered for a grant of planning
permission until 2019, Variation No 2 states “The timeline for relaase, if appropriate, of lands in Phase If will be
considered post 2019 in accordance with the relevant Meath County Development Flan in place at that time.”

The alteration to the Dunboyne-Clonee-Pace LAP that Variation No. 2 of the Development Plan wrought further
restatas the rejection of any planning application on the subject lands via Strategic Policy 1 (i} * The lands identified
with an A2 New Residentisl’ land use zoning objective but qualified as ‘Residential Phase Il (Past 2018)" are not
available for residential development within the life of this Development Plan.”

These policies have been implemented by the local authority via rejection of planning applications for Phase Il lands
having the effect that Phase |l residentially zoned lands, at this time, cannot even now seek planning permission in
order to be ‘shovel ready’ at 2019. This division batween planning permission and actual development as a means
of adjudging the development progression of Dunboyne is the focus of much of this submission.

We submit that the Council, in phasing residential development of lands has done so on the basis of planning
permissions with no consideration of actual development levels By rejecting planning applications on lands such as
the subject site the council has not only not delivered the households anticipated over the current plan period but
will delay development in the next County Plan period 2019 — 2025 for reason of common delays between planning
applications and actua! development.

Following Variation nos. 1 and 2 of the current County Plan and then the rationalisations and variations of the LAPs
the County Plan itself states that its next priority was to review the existing 5 no. LAPs for the main settlements in
the county. This review has not occurred and has been supplanted by Variation No. 3 which rezoned lands throughout
the county for employment use based on recommendations in the 2014 - 2020 Econornic Development Strategy.

2.0 VARIATION NO. 3

Variation no. 3 of the current County Development Plan was made in May 2016, following initial advertisement toward
the end of December 2015. Amendments to the Variation were advertised in March 2016

This submission, in response to the draft Ministerial Direction on Variation No. 3 focuses on Dunboyne and the
rezoning of lands at Dunboyne North and Pace now part of the LAP for Dunboyne. In summary, the provisions of
Variation no. 3 at Dunboyne are submitted to be:
«  Renaming the Dunboyne-Clonee-Pace LAP to the the Dunboyne North - Dunboyne - Clonee LAP
*  Rezoning of lands to the north of the M3 for largely employment uses
*  Rezoning of lands in the vicinity of the rait station from mixed residential and business uses with a protection
cordon (W) o residential land use zoning “AZ" with no phasing restrictions, smaller mixed residential and
business uses (C7) and employment fands {£1/53 & £3) and transportation facilities {77).

We submit that Variation No. 3 for reason if its extent and impact is an effective review of the Dunboyne-Clonee-
Pace LAP 1o become the Dunboyne North - Dunboyne - Clonee LAF that replaces the development potential of
Clonege with ‘Dunboyne North ta deliver Dunboyne as a Large Growth Town |1,
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3.0 DRAFT MINISTERIAL ORDER SUMMARY

The Department of Environment, Community and Local Government is a statutory consultes for plan making and
therefore variations of the plan. The Minister states that through their Department submissions were made to Meath
County Council on 26™ January and 19™ Apnil 2016 in relation to the then Draft and latterly Amended Draft Variation
no. 3

The draft ministerial orcler states that the submissions were made in relation ta lands at Pace north of Dunbaoyne
only to:
1 remove the proposed residential content/zoning, and

2. ensure that thare was proper traffic and transport assessment of all development policies in order for the
propesals to accord fully with Ministerial Planning Guidelines issued under section 28 of the Planning and
Development Acts, 2000-15

Meath County Council in their advertisement of the draft Ministerial Order have summarised the rationale for the
draft direction as follows.

I “The craation of a new residential davelopment detached and distinct from the existing urban area of
Dunbayne in clear breach of the sequential approach to zaning of lands as identified in the Development
Plan Guidelines (2007)

The provision of an objective for high technology/ofiice/Togistics employment uses in close proximity o
Junction 5 of the M3 Motorway in the absence of a comprehensive traffic assessment which has the potential
to generate traffic volumes to limit the operation of the nearBy national motorway interchangs.

i The Dunboyne/Clones/Pace LAP 2009 {Objective RET OB!1) provided for tha development of a new Level 2
retail centre at Pace and has now been inappropriately transiated inlo a separate isolated residential
objactive A2 and emplayment Objective £1-£3 zonings.*

For these reasons the minister finds that the Variation is at variance with national policy {the Local Area Plan
Guidelines, 2013, the Spatial Planning and National Roads Guidelines, 2012 and the Development Plan Guidelines
2007) and the requirements of Section 19(2) of the Planning and Development Acts, 2000-2015 as it is not consistent
with the Core Strategy of the Meath County Development Plan 2013-2019,

4.0 GLENBEIGH POSITON

As attested to in previous submissions to vanation of the County Development Plan, Glanbeigh are local developers
and support the proper planning and sustainable development of the County in the interests of Meath becoming
the preferred destination for inward investment and residential development within the Greater Dublin Area (GDA)

Glenbaigh recognise that the development potential of the subject lands for residential development has not been
compromised in Variation No. 3 but we submit that the extent of rezoning under this Variation at Dunboyne is rooted
in a reliance on the settlement hlerarchy positon of Dunboyne and an evident urgency to provide immediately
realisable residential development to service these employment lands, alse under Variation No. 3.

We further submit that the revised rezoning and the renaming of the existing LAP to shift focus from Cloneg to
Duntioyne North is tantamount to a review of the Dunboyne-Pace-Clanee LAP and therefore the release of residential
lands to service the needs of employment lands is best serviced by releasing residentially zoned lands currently within
Phase Il and already identified as suitable in principle for such development.
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We submit that a review of the planning policy for the development of Dunboyne against real development reveals
a stagnation in the town's davelopment contrary to the Core Strategy of the Plan. We further submit that critical
mass is a cornerstone of developing Dunboyne as the second Town of Meath and therefore realising all residentially
2oned land for development now is in the interests of the proper planning and sustainable development of the Town,
the county, the GDA and the retention of future workers within the employment [ands at Dunboyne North within
Dunboyne Town

By releasing Phase Il residentially zonad lands in Dunboyne now the Council will realise compliance with their own
stated Core Strategy Objectives themselves already adjudged to be compliant with national and regional planning
policy.

Glenbeigh are not against the rezoning of lands at Dunboyne North from rural to employment and residential. In
fact, Glenbeigh realise the benefits of zoning lands to accommodate planned development of this second tier Town
for Meath to fulfil its GDA rale as a Large Grawth Tawn !l However, Glenbeigh strongly feel that this rezoning,
reliant as it is on the planned role of Dunboyne, should be done in a sequential manner. For this reason those lands,
like their own landbank, already identified, accounted for and serviced for development should be allowed to develop
at least in tandem with the new employment and residentia! fands.

We submit that by releasing the Phase Il lands alangside the retention of the retail role of Dunboyne North and a
commitment 1o undertake a strategic transportation study for the newly rezoned employment and residential lands
at Dunboyne North that Variation No. 3 with these minor but vital alterations will reenergise the development of
Dunbayne to the benefit of the county at large within the thresholds of higher erder policies and guidelines. These
alterations will mean that Variation No. 3 will deliver the requirements of Meath County Council in a sequential
manner that has regard to national planning guidance, regional status of the town, and their own Core Strateqgy and
PLUTS (Planning land use transportation) commitments.

5.0 PLANNED DEVELOPMENT OF DUNBOYNE

In order ta tlustrale the planned role of Dunboyne and its growth to execute that role a summary rendition of the
status and planned development of Dunboyne is provided here. The next section highlights the actual realisation of
the planned development and practicalities of meeting planned growth commitments.

5.1 Regional Planning Guidelines (RPGs) for the Graater Dublin Area {(GDA) 2010 - 2022

Although a new National Planning Framework to replace the existing National Spatial Strategy (NSS) 2002 - 2020
alongside Regional Assembly planning guidelines 2010 - 2022 are in preparation the setilement and thus land use
hierarchies of the NS5 and RPGs persist.

Table 8 of the RPGs “Settlement Typology and Hierarchy’ of the GDA RPGs defines Dunboyne as a “large Growth
Town I on par with areas such as Nawbridge, Greystanes, and Cherrywood. This designation reflects the town's
strategic location, its high quality transport links and its responsibility and ability to accommodate population growth.
In Section 4.6 “Defining the Key Elaments of the Strategy” it is noted that Large Growth Towns are to accommodate
significant investment in transport and economic activities, and that they are of importance to the region as centres
for public services, high order retail and housing. It is stated that “Large Growth Town I centras shail aim to have
a population of between 15,000 and 30,000 people so as to maintain these vital services and functions,

Dunboyne has been placed at Lave! 3 in the Retail Hierarchy of the Region, which is a hierarchy of 5 no. levels with
Dublin City Centre being the only Level 1 centre, It is noted in Figure B “The Retail Hierarchy of the Retail Strategy
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for the Greater Dublin Area 2008-2015 of the RPG's that Dunboyne is to grow over the next 20 years to move up
in the Retail Hierarchy 1o become a Level 2 “Major Town Centres and County Town Centres” on par with areas such
as Swords, Liffey Valley, Dundrum, Bray, Navan or Naas/Newbridge. In this way, the RPGs define Dunboyne as a
prima {ocation for residential and economic development within County Meath.

The designation of Dunboyne as a *{arge Growth Town I in the NSS and RPGs refiects the town's strategic location,
its high quality transport links and it ability to accommodate population growth. 1t is clear that it is an objective of
government that Dunboyne accommodate significant levels of popu'ation growth. We submit that the subject lands
are 20ned for residential development and can be immediately used to accommodate new population within the
designated town. As such, the subject lands, alongside those identified in Variation No. 3 should be immediately
released for development as part of Variation No. 3.

5.2 Meath County Development Plan 2013 - 2019; the role of Dunboyne

As per the requirements of the Planning and Development (Amendment) Act 2010, the Core Strategy of the County
Development Plan 2013 - 2019 outlines the overall vision for the county and provides a framework on how this vision

is to be achieved. Table 2.1 “County Meath Urban Settlement Hierarchy” of the Core Strategy repeats that Dunbayne
is defined as a Large Growth Town Il

The Care Strategy identifies a 5 tier settlement hierarchy whose nomenculture derives from the NS5 and RPGs: Large
Growth Town I Navan, Drogheda Environs | Large Growth Town Il Dunboyne, Maynooth Environs | Moderate
Sustainable Growth Towns: Asbourne, Kells, Trim, Kilcock envirans, Dunsaughlin {contingent on rail access) | Small
Towns: 7 na. including Oldcastle ad Ratoath | Villages: 24 no. including Ballivor and Slane.

Dunbaoyne is second only to the County Town of Navan; thase two top tier county settlements being the only ones

in their categories wholly located within the county. Like the RPGs the stated population target for Dunboyne is
15,000 to 30,000 people.

After the RPGs, section 3.7.5 of the current Development Plan "Secondary fconomic Growth Towns™ outlines that
Dunboyne is within the Dublin Metropalitan Area, and makes note of the high levels of cutward commuting to Bublin
City from the town, It is further stated that Dunboyne. as part of the Ashbourne/Dunboyne Economic Area, plays a
vital role in the economic growth of the area in spite of the fact that it has yet to realise its full potential in terms of
its designation as a Large Growth Town Il. This failure is illustrated in the low rate of committed residential
development within the town and needs to be redressed in order for Dunboyne to perform on a par with other
towns of a similar designation in neighbouring counties thus increasing the competiveness of County Meath within
the GOA. We submil that the lack of growth of Dunboyne continues to today for reason of inability of those holding
zoned residential lands being able to progress planning applications and actual development on those lands.

The first set of development objectives of the County Plan appear at Chapter 2 Core Strategy. These 9 objectives
set the priority actions for the council over the plan period in order to implement the Core Strategy “which sets out
the overalf vision for the county and the core principles underlying the development stratagy in the Plan.” We submit
that these abjectives are the key development objectives for the County Plan and have not been applied as set out
in the Plan as Variation no. 3 has been proposed ahead of a raview of the LAPs for the county having the effect of
continuing to retard the development of Dunboyne and therefore the implementation of the Core Strategy.

However, we discern from Variation No. 3 that Meath County Council in line with their own Ecanomic Development
Strategy 2014 - 2020, Economic Objectives of the Development Plan and the realities of the progression of the
development of Dunboyne have in Variation No. 3 identified; new employment lands, mixed use and residential
development areas that shift focus from Dunboyne - Clonee - Pace to Dunboyne North - Dunboyne - Clonee in
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order to allow Dunboyne 1o achieve the critical mass envisaged and planned to meet its role within the region and
country. It is Glenbeigh's contention that this role will be fulfilled at a faster pace, in accordance with ascribed land
use ronings and therefore pattems of deve'opment where already identified development lands are released to
enable development now rather than sometime after 2019.

5.3 The planned growth of Dunboyne, LAP and Census returns

At the time of the making of the Dunboyne-Clonee-Pace LAP 2009 - 2015 the baseline population was reconded in
the SEA as follows; " The population of Dunbayne Electoral Division (ED) in 2006 increased by 21.4% from 2002 This
represents a significant slowdown from the 74.1% rate of increase experienced between 1996 and 2002 The
population of Clonee is recorded at 1,000 in the 2006 census reflecting a significant increase. The bulk of the
population growth is directed to the urban centre of Dunbayne.” {emphasis added)

At that time a population increase of 15,237 residential units was assigned to Meath under the then RPGs for the
period 2003 - 2010 and Dunboyne was a Level 3 Moderate Growth Town with a target population of 1,500 to 5,000

Latterly, with the reapening of the rail line and the new Pace Train Station 3 move to a Level 2 town designation was
envisaged and population increases were assigned at that level, * The combined urban populations of Dunbayne and
Clonee was recarded at 6713 (Dunboyne: 5,713 and Clonee: 1,000} in the 2006 Census. The County Development
Plan has indicated that 3.550 househalds will be allocated to the Corridor over the life of the Development Plan ie.
by 2013 The County Council considers that there is potential to accommodate a further 4.500 households in the
2013-2019 Development Plan period The medium term population horizon for Dunboyne/Clonee/Pace corridor is
25000 people.” [emphasis added]

According to CSO results from €0114 the Dunboyne Electoral Division population increased from 5,713 to 6,959 or
by 21.8% between 2006 to 2011. Over the same period Clonee decreased from 1,000 ta 631 and thus a decrease of
-36.9%. Together these rates of increase were far below what was required of the settlaments under their LAP and

under the current County Plan where a population target of 15,000 to 30,000 envisaged which accords with the
25,000 under the LAP.

Meath County Council target Dunboyne population for 2013 and 2019 in 2003

Stated population target for Dunbayne under the Cunboyne Clonee Pace LAP 2009 - 2015

Over the then current Development Plan Period ie by 2013 {form 2009 - 2013) 3,550 new households
Over the next County Development Plan period ie. between 2013 - 2019 4,500 households

Actual recorded population
2006 census Dunboyna: 5,713 or 1,570 households’ 2006 Census Clonee: 1,000 or 345 households
2011 Census Dunboyne 6,959 or 2,400 households 2011 Census Clonze: 631 or 218 households

NOTE 1: A househald formation rate of naliona! average 2.9 is used to approximate number of househoids. This rate is
after average used by Meath County Council in Variation No, 2 of the current County Development Plan. Average for
Meath at 2017 census was 2,64 persons with a recorded population of 184,135 persons in 69,697 households.

Growth rates for Dunboyne were slow relative to the county at large which was driven by its commuter towns,

according to section 3.2 (Background) from the Settlement Strategy & Housing Chapter of the current County

Development Plan “County Meath has experenced significant population growth over the last fiftaen years.

increasing from 108,732 in 1856 to 184135 in 2011. This equates ta an increase of some 68%. Within the Greater

Dublin Area, Meath experienced the second [afier Fingall greatest rate of population increase between 2002 and

2011 at 37%. This increase in population has led to Meath comprising an increasing percentage of the population of
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the GDA. This percentage rose from 8.7% in 2002 to 10.2% in 2011.° The population increase in Meath outstripped
the Stage average over the intercensal periods where the State had population growth of 1.3% between 1996 - 2002,
2% between 2002 - 2006 and 1.6% batween 2006 - 2011". This however translated into a larger increase in household
formation over the last intercensal pariod where total households increased by 32% nationally between 2006 - 20112
In the period 2006 - 2011 Meath like its mid-east counterparts experienced population growth between 10 - 15%.

It is evident therefore that by 2011, despite the opening of the new train station and zoning of lands, that
development of Dunboyne was retarded well below the levels envisaged in the LAP but in percentage terms was
commensurate o the county growth rates between 2006 -2011. However, in real numbers, by 2011 Dunboyne
accounted for 3.78% of Meath's population and with Clonse only 4.12% of that population.  In addition, despite
being designated the second town of Meath Dunboyne, including Clonee to reflect the LAP, ranked 7% and 6" of 15
no. settlements in 2006 and 2011 respectively See Table 1 at the rear of this submission’,

It is accepted that at last census other factors, not least including a wastewater treatment capacily issue, now
addressed, contributed to this slow rate of growth in Dunboyne but it is submitted that other ‘commuter’ towns and
villages at this time outstripped Dunboyne for new development contrary to its higher order positon on the GDA
and Meath settlement hierarchy. We further submit that the retardation of the development of Dunboyne continues
1o persist to today in contravention of the envisaged and planned role of Dunboyne

5.4 Planned Growth Rates over the current Development Plan 2013 -2019

In the current County Development Plan having regard to the RPGs set 2016 population target for Meath of 195,898
persons and 210,260 persons at 2020 Meath County Council, in deference to falling household formation rate trends,
estimaled 79,729 and 95,458 housing units requirement in 2016 and 2022 respectively,

The Meath Housing Strategy translates these targets lo 15,613 units being required for the county between 2013
and 2019 and having regard to the 2022 targets and headroom makes provision for 23,940 units. At the end of
2011 Meath estimatad 10,998 commitied units. At table 2.4 of the 2013 - 2019 Plan the household allocation for
the urban and rural areas of the county is set and stated to be influenced by factors, including actual development
measured by existing planning permissions only and adopted via Variation No. 2 of the Plan in May 2014

At table 2.4 of the Plan an allocation of 1,494 households for Dunboyne aver 2013 - 2019 and 84 no. for Clonee
over the same period was the translation of the county targets for the same period. At that time an excess of 566
ha. of zoned land was discerned in Dunboyne at & rate of 45 units per hectare (ha) and -1.2 in Clonee on the basis
of 35 units per ha.

Table 2.5 of the Plan sets out the number of committed units defined as those with planning permission yet to be
built for each identified settlernent on the hierarchy beside the number of households planned to be buiit in each

' Census of Population 2011 Preliminary Results, CSO, 30 June 2011
2 “The number of private households in Irefand grew from 1.12 miflion in 1995 to 185 mylion in 2011, This includes an increase of
12 6 per cent or 187,000 households, between Census 2005 and 2071 ° ESRI Special Article Alternative Scenarios for New Household
Farmation in Ireland , Quartery Economic Commentary - Spring 2014
3 Later in this submigsion we identify 19 no. setlements on the order of priority for release of residential lands that were at a level
commensurate with Dunboyne. The 15 no. settlements provided in arder to iustrate the ranking of Dunboyne at 2006 and 2011
census are those from the 19 na. for which census figures are readily available
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settlement over the period 2013 - 2019. Table 3 at the rear of this submission repeats the information of table 2.4
and 25 of the Plan and assigns rankings 1o the positon of Dunboyne for:

2013 - 2019 Dunboyne/ Clonee Committed and Planned Assigned units at 2014

The number of committed units: 113 no. making Dunboyne 15™ ranked of the top 19 no. settlements
This ranking and number of committed units is evidence of the slow development of Dunboyne
At this time Clonee had 601 no. committed housing units making it 7' in the county.

The number of assigned units: 1,494 no, placing Dunboyne 2™ to Navan only which we submit is correct
according 1o its positon on the settlement hierarchy and the interests of sequential development.
At this time Clonae was assigned B4 no. additional units resulting in a ranking of 15™ for the village

The number of committed and assigned units; 1,607 for Dunboyne resulting in a ranking of 4* behind
Navan (4,770), Drogheda Environs {2,510} and Ashbourne 1,993 and only slightly ahead of Trim {1,430)
At this time Clonee had a total of 685 no. committed and assigned units placing it in 9" place

At the time of the making of the current Development Plan Dunboyne was, and remains, the subject of the
Dunboyne - Clonee - Pace LAP 2009 - 2015,

Variation no. 2 of the current County Development Plan implemented the Core Stralegy Objectives and applied
‘phasing’ to residentially zoned and some employment lands having regard to the matters summarised in table 1 at
the raar of this submission. At this time too the strategic flood risk assessment for the county was prepared and
therefore lands within flood zones hoiding land use zoning objectives for development were excluded. This had the
net effect of excluding Clonee residentially zoned lands. We submit that in view of the spatial extent, location and
transport links of Clonee and Dunboyne that it is appropriate the residential yields expected from Clonee be assigned
to Dunboyne. We further submit that in view of the changes via Variation No 3 and the focus of the development
of Dunboyne via an LAP now renamed Dunboyne North — Dunbayne - Clonee LAP from Dunboyne - Clones - Pace
LAP that such reassignment is appropriate  Both Dunboyne and Clonee are highlighted at Table 3

6.0 ACTUAL DEVELOPMENT OF DUNBOYNE

It is submitted that in order to meat the population growth targets for Dunboyne as set out in the RPGs and repeated

in the County Development Plan that development of lands with residential land use zoning should be encouraged
rather than delayed.

In particular, it is submitted that Dunboyne as a Large Growth Town Ui and noted in the RPGs as not meeling ils
required population growth is a centre within the county which, above other centres, should be facilitating new
residential development in order to deliver critical mass in the town and the county. The slow growth of Dunboyne,
sacond only to Navan as the top settlements entirely within the county, is brought into sharp focus when one reviews
Table 2.5 of the Plan “Allocated and Committed Units” as repeated at table 3 of this submission. Here we see that
the identified 113 units with planning permissions but unbuilt {therefore designated “committed”) for Dunboyne
falling understandably behind Navan at 786 units, well behind the porion of Drogheda within the Meath barder at
1,653 units but also below 4 of the 5 Moderate Growth towns, 5 of the Small Towns and even 2 of the Villages In
other words the rate of committed development in Dunboyne, second only in development importance to Navan, at

the time of the making of the Plan was slower than 14 of the other designated centres where 12 of those centras li
below it in the settlement hierarchy.
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It is noted that the amount of ‘committed’ units in Dunboyne at the time of making of the Proposed Variation No.
2 had only increased by 3 no. to 116 no. This rate of permitted but unbuilt residential development will not deliver
the growth required and envisaged in the RPGs and County Development Plan.

We have performed a search of planning permissions and applications in Dunboyne, and in so for as is possible those
lands within the Dunboyne LAP boundary. See table 4. We have found that since 2013 155 no. units have been
granted planning permission over 37 no. planning permissions; the majority being for single dwellings (26 no). Using
commencemeant notices received from the end of 2012 to now it appears that only 16 no. units have been built; only
two of those notices refer to multi-unil development of 7 and 2 no. respectively. In other words a town that is to
deliver an assigned 1,474 units over the Plan period has delivered approximately 16 no. over half way through the
Plan period.

Table 4 of this submission further indicates that there appears to be 130 no. units permitted and unbuilt at this time
which is an increase of 11 no. on those calculated by the Council in December 2014,

Only 9 no. of these permissions were for more than one unit the largest being 65 no. units the subject of an extension
of duration of planning permission and the smallest multi-unit development being for 2 no. units.

At this time there are two further planning applications being considered for which further information has been
requested; 1 and 28 no. houses respectively.

The low lavel of uptake of planning permissions i.e. actual development is illustrated in the council's own Two Year
Progress Report on the Development Plan in the next section of this submission but a review of commencement
notices for the county and Dunboyne reveals very low levels of development, and in particular no development in
Dunboyne, Information from the BCMS on 2016 tells us that there have been no commencement notices submitted
for Dunboyne in 2016. With the only residential units addressed at Dunboyne being outside the designated urban
area for 2 no. one off house (Wamenstown and Castlefarm). See table 5

Tahle 5 Residantial unit Commancement Notices and completions for Meath 2011 to 2016
120110 2012 Jl2013 2014 I2015 2016 {\TOTALS |
Total Meath 351 Jan 1.481

Residential Units | to May Jan 2011 -May 2016
Commencements /

1,149
Jan 2013 - May 2016

798
Jan 2013 - Dec 2015

Total Meath . [ - Nat “1.177
Residential Units 5 available | Jan 2013 - Dec 2015
Complctions
NOTES:
1 Commencemeant Notice infarmation from January 2011 - February 2014 from CSO
2 Commencernent Notice infarmation from March 2014 to May 2016 from BCMS
3 House completions from £50 Local Authority Housing Sector and Year

1

We submit that the development policies for Dunboyne have not been sufficiently aggressive to meet the population
and therefore servica and land use target role for the town, that when taken with Clonee it ranked only the 6™ largest
town in Meath at the 2011 Census. [t ranked only 15% of the top 19 settlements with extant, not taken up, planning
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permissions referred 10 as “cormmitted units”in the Plan in 2013 with 113 no. units, at December 2014 the Council
stated 119 committed but unbuilt units and today finds itself with only approximately 130 permitted but unbuilt
units.

Although Dunboyne was assigned the 2™ largest new housing units allocation over the current Plan period of 1,474
no. units this was not sufficient to improve the critical mass of Dunboyne to reflect its ranking as a Large Growth
Town Il with an RPG target population of 15,000 to 30,000 persons by 2022 and an LAP medium target of 25,000
with envisaged delivery of over 3,000 new housing units between 2009 - 2013 and a further 4,500 over 2013 and
2019 in the LAP which did not happen. The current development policies and particularly the adificial delay of the
phase Il iands (even for the pursuit of planning parmission until after 2019), has stunted the growth of this town such
that it cannot under the current policy regime, move toward fulfilling its second town role in Meath. We submit that
this is contrary to S5 OB) 9 of the County Plan “To ensure that Dunboyne develops as a key sattiement centre in the
Metropolitan Arez of the Greater Dublin Arsa and to ensura that the settisment grows in a3 manner that is balanced,
self sufficient and supports & compact urban form and the integration of land use and transport.”

Dunboyne starts from a recorded population of just under 6,000 persons in 2011 and just over 6,700 when the
population of Clonee is added to it in that year Residential development potential and allocations for Clonee have
been, by Variation No. 3, supplanied by Dunboyne North, We have previously submitted here and reiterate that the
housing allocation for Clonee should be reassigned to the new LAP area as proposed under Variation No. 3 with its
new name; Dunboyne North - Dunboyne - Clonee LAP. It may be that the fands newly designated under Variation
No. 3 {or residential development are a reflection of the loss ol the majorily of the residential development patential
of Clonge due to flood impacts. Noiwithstanding, we submit that having regard to the stagnated development of
Dunboyne that the release of the residentially zoned Phase Il fands now is in the interests of the proper planning
and sequential sustainable development of the town

7.0 CONFLICT OF PLANNED AND ACTUAL DEVELOPMENT

Section 15 of the Planning and Development Act, 2s amended requires a review of the progress in achieving objectives
of the Development Plan. In deference to this requirement Meath County Council prepared a *2 Year Progress Report
of Reafising Objectives”in 2015 and did record the progress toward new household formation as committed to under
€508J9.

The results of the progress report are included in table 3 and we submit endorse the stagnation of development in
the county and in particular in relation to Dunboyne The Progress Report itself recards only two multiple unit
permissiens in the county since the Plan took effect; 298 no. units in Navan and 62 no. in Ratoath. They record too
the withering of multi-unit permissions at Navan, Drogheda, Ashbourne, Trim, Bettystown, Clonee (269), Summerhill
and Longwoad. The overriding feature of multi-unit residential development being extension of duration permissions.

The Two Progress Report concludes, *This exercise has demonstrated that there has been no activity in the domestic
muitiple house construction sector since the Counly Development Plan took effect. There remains a considerable
bank of axtant planning permissions in place, the majonty of which are located in centres in the top tiers of the
counly settlernent hierarchy. It is not considared that there is a supply constraint evident from this analysis and
update. Thers is presently in place planning permission for approximately 9,000 units within multiple house
developments in the county which would equate to over 4 years demand should the projections contained in the
Housing Stratagy bacome realistic in the remaining years of the County Development Plan.”

Glenbeigh refute the ultimate findings of the Two Year Progress Report in relation to the release of residentially

zoned lands particularly in the case of Dunboyne The conclusion of the Two Year Progress Report is simplistic in

that it takes a measure of the existing planning parmissions in Meath and does not perform any analysis of the
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location and likelihood of actual development and therefore does not discern patterns of stagnation in priarity
settlements, or in the case of Ounboyne the continued lack of development and therefore population increase of the
town that was lagging behind other, lower tier settlements, even before ecanomic recession. We submit that the
allocation of new housing units by the 9 no. metrics set down in tha Development Plan are over-reliant on the
existence of planning permissions and da not account whatsoever for actual development.

Even if we apply a simplistic measure to the 9,000 permitted but unbuiit units identified in the county in the Two
Year Progress Report and assume all of those occur in designated settlements; then if all were built immediately the
without headroom target sat in the Housing Strategy of 15,613 units between 2013 - 2019 will anly be half met
Assigning a simple division of the number of years of existence of a Development Plan, as seems to have been done
at the Two year Progress Report in order to find that 9,000 permitted but unbuilt units for the period 2015 - 2019
is accptlbe is submitted as misleading because zoned and serviced lands should not find any delay in their being
developed and therefore annual disaggregation is not relevant or necessary. In any case, it is also emphasised that
the Two Year Progress Report had already identified that permitied units wera not coming to fruition by reference
to lack of permission for multiple units and the feature of extensions of duration of planning permissions by raceivers
and liquidators.

Moregver we submit that the preclusion of even the submission of a planning application for Phase Il residentially
zoned lands is a further frustration to the development of Meath and Dunboyne in particular. Planning permission,
for various reasons, take some time to secure, never mind implement and therefore there is no certainty that there
will be a delivery of new housing units immediately in 2019 as assumed in the Development Plan. Each site is
different and poses its different challenges outside of planning permission each of which, or a combination, can delay
or stop development; access; ownerships; financing; cost of building; experience of developer; services; topography;
ground conditions; natural, environmental, material and cultural assets can ali be matters specific to a site that will
delay its development whether planning permission exists or not.

The conclusion of the Two Year Progress Report has led directly to a lack of urgency to review LAPs, a stated objective
of the Development Plan, This lack of dedicated review has further stagnated the development of Dunboyne from
Glenbeigh's perspective, iiself a building company in possession of accessible, serviced residentially zoned lands
within Dunboyne Town limits who wished to seek planning permission in 2014 and build immediately on foot of that
permission.

We submit that the Depariment’s Planning Policy Statement 2015, published in January 2015 signalled the changes
to the regional and local planning statute that was then being implemented and clearly identified policy measures
and diractions, The Policy lays out ‘Key Principles’ and ‘Key Pricrities’. There are 3 no Key Priorities; 1. Establishment
of the Office for Planning Regulation; 2. Planning and Econamic Recovery and 3. Enhancing Service Delivery

Wae submit that under the Key Priority of Planning and Economic Recovery that the Department recognises the very
matter that frustrates the development of Dunboyne and Glenbeigh: the difference between planned and actual
development at “Active land Management by Planning Authorities”, Here it is stated that “Preparation of
development plans is only an initial step. Plan implementation is key and the actions in Construction 2020 will be
progressed to enable planning authorities to more dynamically lead and manage the development process in their
areas, ensuring that land zoned for development actually comes into use as anticipated in development plans and in
tandem with supporting infrastructure.” [emphasis added)

We submit that Variation No. 3 is in direct rasponse to the Council’s findings of requirements of increased areas of
employment lands and as it is joined by lands newly residentially zaned at Dunboyne North also displays an urgent
need for immediale residential development in order lo deliver the critical mass for Dunboyne as a Large Growth
Town |l The Development Plan review did not have regard to actual development levels which have been set cut in
this submission. We submit that the release of the exiting residentially zoned Phase Il lands in Dunboyne as part of
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Variation No. 3, having regard to the planned and actual development of the town, will best realise this potential
and will be compliant with the hierarchies and sequential approach of the autharity in the Development Plan.

8.0 CONCLUSION

Glenbeigh do not wish to see Meath County Council loose aspects of Variation No. 3 where the Council have
discerned a real need for additional employment and residential lands alongside a reduced extent mixed residential
and business land use zoning objective that can realise the retail potential of Pace

In defence to the need for a sequential approach ta the designation of the lands under Variation No. 3 we have here
set oul that a review of the planning policy for the davelopmant of Dunboyne against real development and found
a near halt the town's development contrary to the Core Strategy of the Plan. Critical mass s a cornerstone of
developing Dunboyne as the second Town of Meath and therefore realising all residentially zoned land for
development now is in the interasts of the proper planning and sustainable development of the Town, the county,
the GDA as set out in national, regional and local planning policy.

We repeat that Glenbeigh strongly feel that this rezoning, refiant as it is on the planned role of Dunboyne, should
be done in a sequential manner. For this reason those lands, like their own landbank, already identified, accounted
for and serviced for development should be allowed to develop at least in tandem with the new employment and
residential lands. Alongside a time-delimited commitrment to undertake a strategic transportation study for the newly
rezoned employment and residential lands at Pace and Dunboyne North under Variation No. 3 will mean the
requirements af Meath County Council in a sequential manner that has regard to national planning guidance, regionat

status of the town, and your own Core Strategy and PLUTS (Planning land use transportation) commitments can be
realised in this Variation.

Yours faithfully,

Cliana Ryan
Director
MEATH COUNTY DEVELOPMENT PLAN 2013-2018 Property
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TABLE 1 CENSUS 2011 - POPULATION CLASSIFIED BY AREA (TABLE 5 POPULATION OF TOWNS ORDERED BY COUNTY

AND SIZE, 2006 & 2011)
Settlement 2006 2071
Hierarchy Name of Settlement e papulatien populatian
Positen e cha size ranking | { size ranking
Navan Town ne | 28158 659 |
Large Growth | Environs of Navan 21141 40 -88.1
Town | Navan Total 24851 28,559 . _ZEI!__M__ st
i Environs of Drogheda 4787 5983 25 | 9th Tth
Dunboyne 5713 6959 218
Large Growth | Clonee 1000 611 -369
Town Il Dunboyne LAP total Total 6,713 7,590 -8B | Tth 6th
Maynooth Environs I R
f - -
Ashbourne 8528 11338 33 | Sth 3rd
'I Trim 1375 1441 48
| Environs of Trim 5495 6827 242
Modarate Trim Total 9,903 12,779 19 | 3rd 2nd
Sustainable Kells 2257 2208 -2.2
Growth Environs of Kelis 29911 3680 23
UL Kells Total 32,168 5,888 10 | 1st 8th
Dunshaughlin (only
Dunshaughlin ED) 3384 3903 153 | 9th 10th
L Kilcack 1 il o -
| Athboy 2213 2397 83 | 12th 13th
Laytown-Battystown- D
Mornington (inc. part of
Julianstown & St. Mary's) 8978 10889 21.3  4th - dth
small Towns | Duleek 3236 3988 23.2 | 10th 9th
' | Enfield 2161 2929 355 [13th  12h
' Oldcastle 1316 1384 52 | 14th 14th
' Ratoath 7249 9043 247 | Gth Sth
J'_.fiam_ullﬂ — . 2487 | 3130 259 | 11th Mth
Vilages | Rathmolyon 168 | 298| 714 15th 15th
MEATH COUNTY DEVELOPMENT PLAN 20132018 Property
VARIATION NO 3 - BRAFT DIRECTION paga 13 Resource Planning Management & Development

Cur Ref 22242046




TABLE 2 CORE STRATEGY OBJECTIVES OF MEATH COUNTY DEVELOPMENT PLAN 2013 ~ 2018
Chapter 2 Meath Caunty Develcpment Flan 2013 — 2019 | Implementation of Core strategy, Ohjcd.ives

Care Strategy Objectives :

L csoart Developrnent on Glenbeigh lands zoned A2 and in |
“To ensure that planning applications for residential developmant on gresnfisid lands fie ‘A’ Phase W of the Meath County order of pricrity for
Zonings] in the urban centres detailed in Tabve 2.1 [settlement hierarchy] witf be considered  release of residentially zoned lands so precluded
premature until such time as the relevant Town Development Plan or Local Area Plan has been  from development by reason of its phasing pesition.

| made varied or amended to make it consistent with the sstt/ement strategy and core strategy, Varation no. 2 ‘phased’ the development of

particlary Table 24, of this Development Plan. residentially zoned lands made in May 2014 after
e ————,—,————e . adoption af the plan in fanuary 2013. -
| csome | Variations to existing LAPs intluding Dunbayne -

To publish varations to the local Area Phans of Ashboume Drogheda Enviong  Clonee - Pace LAP 2009 - 2015 made in March 2015.
Dunboyne/Clonee/Pace Dunshaughiin and Ratoath within one year of the adoption of the Meath  More than two years after adoption of the Plan.

| County Development Plan 2013-2019 to ensure that they are consistent with the Development

| Plan and particularly the settiernent strategy, core strategy and household allocations outlined in |

Table 24 . | | .

508/ 3 Zaning alterations made as the same time as the

To publish a variation 1o the Meath County Development Plan 2013-2018 within one year of the | Variations to the LAPs more than than two years

| adoption of the Daveloppment Plan to contain development and roning objectives for the | alter adoption of the Plan.

foliowing centres: Athbay, Gibbstown, Ballivor, Carlanstown, Camaross. Clonard Crossakiel

Donore,  Donacamey/Momington, Drumconrall, Duleek Enfield, Gormonston, Julianstown, |

Kentstown, Kilbride Kicock Emvirons Kildatkey, Kimainkamwood Kilmessan Longwood |

Maynooth Environs, Maynalty. Nobber, Oldcastie. Rathcaim Rathmolyorn, Stane Stamultan and

Summerhill. These olyectives shall give effect to and be consistent with the core strategy. policies

and objectives of the Devalopment Plan. B - |

cos4 - | As abave.

To ensure that the Navan, Trim and Kelis Development Plans are consistent with the setilement

hierarchy and population projections set out in this Development Plan. These Davelopment Plans

will be vaned if necessary, to ensure that they are consistent within one year of the adoption of

| he Masth County Omelopment Plan 2013-201 . | .

| CRO8 S Two Year Pragress Report of Plan reports the making
To ensure that the review of Town Plans and local Area Plans to aclveve consistency with the | of variation nos. 1 and 2 of the County Plan as
core strategy of the Meath County Development Plan 2013-2019 will only identify for refease  achieving this objective and the making of, East
during the lfetime of the Meath County Development Plan 2013-20129 the quantity of land  Meath Loca) Area Plan 2014-2020 and that the Kells

i raquired to meet household projections as set out in Table 24, Development  Plan  2013-2019  and  Trim
| Development Plan 2014.2020 are consistent with the
| | care strategy

| csoE As at C50B) 1

| To ensure that planning applications for residential development adbere to the requirements of

| Table 24 of this Development Plan. - o

“comr

To promote and facilitate the develapment of sustainable communitias through land use planning.
by providing for land uses capable of accommodating employment, community, leisure,

| recreational and cultural facilities having regard to the quality of the emvironment including the

'| natural environment landscape character and the archacological and architectural heritage.
csoal e Bettystown/Laytown/Momington East LAP 5 the
To prepare a new Local Area Plan for Bettystown/layrowryMornington East within one year of | East Meath LAP made in 2014.

| the adoption of the Meath County Development Plan 2013-2015. The new LAP shall be consistent

it Mesh Coomy Oeyaopmect Fion 2013:2019 g0 ik om 3000 ; |

| C5of/ 9 - 1 Prepared, summarised and discussed in submission.
To include in the progress report to be prepared two years after the adoption of the County
Development Plan, details of the units permitted to date in companson with the household

| affocations detailed in Table 24. i
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TABLE 3 HOUSING ALLOCATIONS & COMMITTED UNITS MEATH COUNTY DEVELOPMENT PLAN 2013 - 2019

5 Meath County
Development Plan 2013 ~
2019
Twoe Year Progress Beport
2015 (at December 2014)

Mcath County Development Plan 2013 - 2019
New housing alfocation & Committed units tables 2.4 & 2.5

ﬂULf!eruncc 1
hetween
tatal
committed
units 2013
& at Dec.
2014

Type of Settlement .
ye Ranking
Accordin 4
85 Household
10 ne. of |
allacation

| committed 0 32019
hausing

units |

commitled
' Housing units
Meath County
Development
Plan
112013-2013

| Ranking

| According
{tono. of

:_ acw

1| househoids
L]

2013 - 2019 | |
|

Large Growth Town |
(2no}

{Navan entirely within
county, Drogheda
Environs related to
town centre In Co.
Louth)

Large Growth Town Il
{2 no.}
{Dunboyne
within county,
Maynooth  Environs
related to town centre
in Co. Kildare)
Moderate Sustalnable
Growth Towns

{5n0.)

entirely

Small Towns
{7 ne.)

Villages

{24 no.}

1 no. of the recorded
villages were abave
the committed no. of
units in unbayne

Aural Houses
TOTAL

NOTES.

Navan

Drogheda
Environs

Dunboyne

Maynooth
Envicong

Ashbourne
Trim

Keils
Dunsaughiin
Kilcock

Athboy

Bettystawn/Layt
own/Mormingion
East

Duteek

Enfleld
Oidcastle

Ratoath

Stamuflen
Clangs
Mornlngton /
Donacarney
Rathmalyon

Other villages
{21 no)

113

1356
912
349
784

159

1,077

160

E)

m

262
601

420
120

392

1,479
10,974

* Meath County Plan states 12,942

MEATH COUNTY DEVELOPMENT PLAM 2013-2019
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3,984
b B5Y
is* 1454
5" 199
2™ 637
4= 518
g™ 518
[ 319
b1 ol 338
3= 319
3r BO
12= 239
16" 315
i 319
bl 139
11 80
™ [ E]
am 20
1" 20
nfa 983
nfa 1320
12,945°
pago 15

| Total
| committed
[ housing
| units + new
i housahalds |
™ 4,710
ko 1510
™ 1,607
14* 193
4= 1,593
5 1,430
[ 8567
an 1,103
™ 398
gn 478
16" 1,157
12" 399
o aso
11" 328
13- 550
17" 342
15" &85
1A 440
15" 140
nfa 1,385
nfa 2,799
23,940
Properly

| R'.a.n.hing -“'-Tctal g |
According Committed
to no. of unbuilt units
| committed | {Dec 2014)
housing
uciits + new |
{ houschalds i)
1II l !m
F i 1174
L 119
g D
3 1,132
5 755
B* 352
™ 763
14= 1]
11% 125
[ 1,409
13» 169
15* 34
A 24
1* 375
16 262
gm 148
12= 481
19m &9
nfa 199
nfa 1,479
10,357

401
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TABLE 4 PERMISSIONS/APPLICATIONS DUNEGYNE SINCE 2013

Date of
Expiry

HDate of
i Decision

Aeg. Ref.

Mo, of

Address {and Site Location Map Where Available}

Additionsd

units

Commencement Notice

S |

MEATH COUNTY DEVELOPMENT PLAN 2013 2019

VARIATION HC 3 - DRAFT DIRECTION
Our Ref 22242016
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Newtown, Dunboyne

| DABO1807 10/08/2009 | Sept. 2014 Kellys, Station Road, Dunboyna
Also DA140028 2 14 | 16/11/2018 Ext. of duration of planning parmission o .
PAB02292 02/10/2009 | Nov. 2014 65 Navan Road, Dunboyne No
Also DA140333 25/04/2014 | D1/10/2015 -
DA802417 0S/08/2008 | Feb. 2014 3 Grange, Maynooth Road, Dunboyne No
DA140045 27/01/2014 | 23/02/2019
DAZOINIG 310/10/2009 Dec. 2014 ? The Laurels, Rooske Road, Dunbioyne Yes
Received 12/10/2012
Recewved 13/09/2013
DAD)O110 24/09/2009 | Oect. 2014 4 Dunboyne Castle & Grounds, Dunboyne | Mo
AA140497 10/06/2014 | 16/12/2018 B - o
DASEO111 B 02/06/2009 | Jul 2018 1 Kennedy Road, Dunboyne T 1
| DASDOS07 01/04/2010 | May 2015 4 Walled Garden, Dunboyne Castle, Dunboyne Ko :
Also DA14D249 02/04/2014 | 16/12/2018 | i [ | S
DAS01633 07/05/2010 | Jum 2015 1 Huaters Walk, Oranstown, Dunboyne | ¥es Recewed
| 35/05/2015
DAT0C343 05/07/2010 | Aug 201% 1 Dublin Road. Dunboyne No
DA00572 Og/09/2010 Qo 2015 1 Kitlone, Bunboyne Yas
Recewed 16/08/2011
DAYJO616 08B/10/2010 Nov 2015 1 Quarryland, Dunboyneg Yirs
Racewed 13/10/2010
DA110032 29/08/2011 Oct 2016 1 Wintenvood, Pace, Dunboyne Yes Received 04/11/2013
DARNOSES 171272006 Mar 2012 1 11 Garnett Hall, Summerhill Road. Dunbioyne Yes Reccwved 0271072014
DA110288 3n/06/2011 Aug 2016
DA140131 25/02/1014 | Aug 2019 e
DA110288 11/10/2011 | May 2017 1 8rawnrath, Dunboyne No ]
DA110288 04/04/2011 ; Jul 2016 1 11 Garnett Hall, Summerhiil Road, Dunboyne No
DA111178 08/11/2012 Dec 2017 1 Naulwwood, Dunboyne Yes
Recewed 20/08/2013 N
DAl20042 25/81/2012 i 2017 1 19 5t Patricks Park, Dunboyne Yes. Recowved 14f12/2012
DA120630 1B/07/2012 Dec 2017
DA120280 24/08/2012 | Qc1 2017 2 Cul Ghlas, Mayncath Road. Dunboyne ! Yes Recewved 24/03/2014
PAIDOERT 1111042010 KMov 015 1 Yos. Recewed 27/11/2013
Outhine Ptanning
Pestniss.an DA120374
DA130604 3y/07{/1012 Sept. 2017 |
{change af hause type) 04/11/2013 | Dec 2018 | 5 |
] 5
] -~
N . Sumerhill@oad D by
DAL20E52 @4/02/2013 Mar 2018 2 | NS> . \ I Yes. Rece ved D1/Q2/2013
RPN / !
TS d /
[ N |
| _1_':/\- _ - e
‘ TG L
| A - . =
| N S
| . \_s:j T
‘ IS
o ! - S L Navan fioad D1 by
DA70336 21/08/2007 ]Sapt.‘ml! | 1 . 280 Beechdale, Dunboyne ™
DA120707 . 25/09f2m2 | 26/09/2016 | 1
| bA120823 30/01/2013 | May2018 | 1 . No
.
| D
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DA130689 06/31/2003 | Dec 2618 § 1 v e T ves Recewad 16/02/2014 |
v ‘ “- :
* = ! .- . i
Y o e :
i \-\ : A
37, Au»ndﬂc 50 Dunboynt
DA13093% 23/12/2013 | Sept. 2019 1 o : Ng
‘. ’ / -':..
| 440ud Falrgreen, Dunboyne
RA160081 03/02/2016 F.I. Request 1 UNDECIDED
made
23/03/2016
= '|. b |
- | |
- - _Rooske Road, Dunbovne !
DA100909 15 a Active site no
Alsa RA150860 & 1812.2018 commencement on latest
RA151431 = application Reg, Ref,
{Part-complete dev, - RA1511431
[DAGOS06] 10 built & k.
remaining 20 no. & - E
reduced (0 15 no.) _— o
RA151431 23/12/2015 July 2021 1
. lakterations to
elevations, floor plans
and site layout Reg. Rels. ‘ |
DAGDE05, DAID0S03 B
RA1S0860}. for 1 mo. 1
additional 2 bed apt. ‘ | S a
RA 151320 07/12/2015 | F.. Request | 28 houses UNDECIDED |
Made 13 apart-
29.01.2016 hatel |
suites ‘
|
_ | Dunboyne Castle -
RA150795 2102015 | Mar 2021 1 . ho.
t
g\
) \
. ’
15t PavicksPark __ !
RA140820 15/05/2014 | Jan. 2020 1 T . |, to.
IR |
i s --n'-!
4
T S
’ __?L.'z!?:" £ nke %.I;O
Kennedy Road, Dunboyne B
RA150900 | 28/08/2015 | Feb.2021 1 : Mo
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Navan Rcad. Dunbovne
AA141084 04/12/2014 Apr. 2020 1] g Yes, Received 15/08/2015
i&g .
e “ |
l-‘ |
} P, !
Juuclion Of The Avenue & The Way, Dunkoyne
Castle, Dunbomg - |
RA150561 03/06/2015 | Aug. 2020 1 B A (=% é. No
o L] 'l_' - ‘;:- :
1 ; ‘
[E] - 2
Ir' "1‘ f :
ni At A
Congress Park, Dunbuyne
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Louise Heeney

From: Leah Kenny [leah.kenny@ rpsgroup.com)

Sent: 13 July 2016 16:19

To: variation3medp

Ce: Patrena Slowey

Subject: Submission 1004 RPS Group (MEATH COUNTY DEVELOPMENT PLAN 2013-2019
VARIATION NO. 3 - DRAFT DIRECTION)

Attachments: Meath CDP_Var No. 3_Submission_13072016.pdf

Dear Mr. Clarke

RE: MEATH COUNTY DEVELOPMENT PLAN 2013-2019 VARIATION NO. 3 — DRAFT DIRECTION

RPS Group, of West Pier Business Campus, Old Dunleary Road, Dun Laoghaire, County Dublin were instructed by our
client Godolphin Ireland Unlimited Company, Kildangan Stud, Monasterevin, County Kildare to make the attached
submission in relation to the Draft Direction from the Minister of the Environment, Community and Local
Government in relation to Variation No. 3 of the Meath County Development Plan 2013-2019.

As requested this submission is addressed to the Administrative Officer, Planning Department, Meath County
Council, Buvinda House, Dublin Road, Navan, Co. Meath, C15 Y291 and is issued to Meath County Council by one
medium only (as set out in the public notice).

Our client would appreciate cenfirmation of receipt of this submission by return email.

Regards

XRAXKIOOXUKAUKNXKUANAN

Lesh Kenny BA (Hons), MAUP, Dip Urban Design, MIPI
Operatlons Director - RPS

West Pler Businass Camgpus,

Dun Laoghaira, County Dublin.

Ireland

Tel: +353 {0) 1 488 2900

Direct:  +353 {0) 1 7098040

Moblle: +353 (0) 86 2938597

Emall:  leahkenny @ psgroup.com

www.  Www.msoroup com/ireland

RPS Grmoup Lid is a wholly owned subsidiary of RPS Group Ple. RPS Group Ltd Is the parent company in the Republic of lreland for all Irish subsidlary
companias, namely: RPS Consulting Engingers Lid and RPS Enginearing Sarvices Lid. The Reglsiered Office of each company Is: West Pler Business
Camgpus, Dun Laoghaire, Co. Dublin, Ireland, and each company is regisiarad at tha Irish Companies Reglstration Offica In Dublin. Detalls of the companles
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Sedn Clarke

Administrative Officer

Planning Department

Meath County Development Plan
Buvinda House

Dublin Road

Navan

County Meath

Wednesday 13" July 2016

Our Ref: MH16000
File Ref: MM160U0DPSULFOS

[By e-mail: variationdmcdp@meathcoco.ie)

Re: Meath County Council Development Plan 2013-2019 — Variation No. 3
Draft Direction

Lands at Pace, North Dunboyne

Dear Sir/Madam,

RPS Group Limited, of West Pier Business Campus, Old Dunleary Road, Dun Laoghaire, County Dublin
has been instructed by our client, Godolphin Ireland Unlimited Company, Kildangan Stud, Monasterevin,
County Kildare, to prepare this submission on Variation No. 3 of the Meath County Development Plan
2013-20159.

QOur client is the owner and manager of the lands and facilities of Woodpark Stud, Dunboyne, These
lands are located immediately to the north of Pace, north of Dunboyne.

It is our clients view that the re-zoning of lands at Pace for a mixture of uses including objective “A2"

{residential), Objective “E1/E3” ({high technology/manufacturing/office} and Objective “E3"

{Logistics/warehousing), represents a valuable opportunity for the strategic planning and sustainable
evelopment of Dunboyne and will contribute to th liv f county wi nomic im tiv

opportunities.

QOur client would like to note the following:
e The Dunboyne North lands have clearly been identified by Meath County Council as a "strategic

employment site’ — one of five such areas identified for the County. This designation has
specific regard to its location and proximity to both public rail and motorway links. It is a unique

Dublin | Cork | Gatway | Sligo
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APS Consulting Engineers Limited, reg'stered inireland No. 161581 @ @ & ( ] ') ENGINEERS
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gateway and transport interchange/node and the development of these lands will consolidate
the investment in infrastructure at this location.

e  The development of the Dunboyne North lands within the Gateway Economic Core Area can
assist in accelerating the economic transformation, revitalisation and sustainable development
of the County and this is consistent with the objectives of the Economic Strategy for Meath
2014,

* The Dunboyne North lands have the capacity to develop as a sustainable ‘live wark’ community
with employment, local retail, educational and community services benefiting from the
sustainable transport opportunities offered by public rail.

= The inclusion of residential development at this location cannot be seen in isolation {in terms of

the sequential approach to zoning lands); rather it is a key aspect of these lands developing as a
sustainable ‘live work' community.

e Meath County Council has zoned these lands as an intrinsic part of a wider growth strategy for
Dunboyne having regard to the significant potential of the lands. As such the promotion of the
lands is based on a considered and ‘plan-led’ appreciation of their development potential.

® It is considered that the inclusion of ‘Dunboyne North OBJ1' in the Development Plan i.e., the
requirement for the preparation of a Masterplan and the vision and requirements outlined
thereunder, provides a unique opportunity to secure a comprehensive ‘plan-led’ approach to
developing these lands in terms of detailed design and other considerations.

s [n the context of the development boundary, existing land uses and fand use zoning objectives,
the Dunboyne North lands are located north-east of Dunboyne and to the east of the M3. They
are also located between established enterprises to the north, and proposed new enterprises to
the south, both on the western side of the M3. As such the development of these lands will, in
due course, assist in consolidating the urban development structure of, and linkages within, the
Dunboyne North-Dunboyne-Clonee area.

In conclusion, our client fully supports the promotion of ‘Dunboyne North’ as a sustainable community
with employment, local retail, educational and community services. Our client also fully supports Meath
County Council’s inclusion of policies and abjectives in the County Council Development Plan 2013-2019
to proactively provide for a masterplan led development approach for these strategically Jocated lands.

We would ask that the Planning Authority give due consideration to this submission.

Yours faithfully,

ngtmﬁ

Leah Kenny
Operations Director
RPS Planning & Environment

MDROGBESSCLFO 2



| OO

Louise Heenex —

From: Sean Clarke

Sent: 13 July 2016 16:25

To: variation3mcdp

Subject: Submission 1005 South East Meath Chamber of Commerce (Lands at Dunboyne North -
Variation No, 3 Meath County Development Plan)

Attachments: PLAN - Corres - South East Meath Chamber of Commerce - Lands at Dunboyne North -
Variation No.3 Meath County Development Plan - 2016.07.13.pdf

Importance: High

sclarke@meathcoco.le http:/fwww meath.ie/

From: Margaret Carroll

Sent: 13 July 2016 16:18

To: Sean Clarke

Cc: Jackie Maguire; Michael Griffin; Patrick Gallagher; Wendy Bagnall; Des Foley

Subject: Lands at Dunboyne North - Variation No. 3 Meath County Development Plan
Importance: High

Sean,

Please find submission attached from South East Meath Chamber of Commerca.

Regards,
Margarat

Margaret Carroll, Corporate Services, Meath County Council,
Railway Sireet, Navan, Co. Meath, C15 AW81

Tel: 046/9097013 Fax: 046/9097001

email: mcarroll@meathcoco.ie
wab: www.meathcoco.ie



e oty Eamme SOUTHEASTM EAT H
Executive’s oy ’ CHAMBER OF COMMERCE
et 13" July 2016

L__RECEIVED

Mr Pat Gallagher

Senior Planner

Planning Department

Meath County Council

Navan

Co Meath

Re: Lands at Dunboyne North — Variation No 3 Meath County Development Plan

Dear Mr. Gallagher

On behalf of the South East Meath Chamber of Commerce, | write to express our
support for the development of the lands at Dunboyne North. These lands are
located in the Dublin Metropolitan Area. We believe that it is critical for the economic
development of South East Meath that these lands are developed as quickly as
possible.

Many of the world's biggest and most dynamic companies have analysed the pros
and cons of where to locate their businesses— and then chosen County Meath.
Coca-Cola, Facebook, Generali and Smurfit Kappaare fourexamples of
muitinational companies already located in County Meath.

South East County Meath has an unrivalled location, has excellent lifestyle, is
located beside ireland's best universities, has a highly educated workforce, and

is just twenty minutes from Dublin City centre, Dublin International Airport and Dublin
Port.

South East Meath Chamber was set up in 2010 to promote the economic
development of our area and to create jobs. Our objective is to make South East
Meath the No. 1 place in Ireland to do business and since then we have been
meeting with Embassies, International Chambers of Commerce, and {nternational
Real Estate Consultancies. At these meelings we have been told again and again
that the companies who would locate in South East Meath not only want attractive
campus style office parks, excelient communication and transport infrastructures, but
the most critical factor for them is the availability of quality housing for their staff and
schools and educational opportunities for their children.

52 Dunboyne Business Park, Dunboyne,
Co Meath, lreland, EU

lelephona  +353 (0)1 825 5855
emod info@southeasimealh ie
Board Members: § Cooney P Doran 8 fizgeraxd | # trgerald | Ghiinane A, Lee M. Mohan P Sheiry K Wikams wab www southeastmeath.ie



Following these meelings, we are satisfied that the lands at Dunboyne North are

highly atiractive to FDI companies locating in Ireland and also for expanding
indigenous companies.

Despite the amount of land zoned for housing, there is an inadequate housing stock
available, and it is imperative that a limited number of houses (500) be made
available in Dunboyne North as pant of the development. We note that these lands
are already zoned since 2009 for a level 2 retail centre, which would have included

residential development. We fully support the proposed change in the current
variation

The attractiveness of our area has been proven by the decisions of Facebook, Shire
Pharmaceuticals and Avoca to locate at Clonee / Dunboyne. Our area was chosen

out of 30 to 40 possible global locations, and our proximity to Dublin Airport was a
key deciding factor.

These lands present a tremendous opportunity for the creation of employment and
economic activity, for the benefit of the local community, County Meath, the
Metropolitan Dublin Area, the Greater Dublin Area and Ireland.

It is a recognised fact by global FDI professionals, that it takes one major investment
into an area to start the initial FDI, and then there is a snowball effect which attracts
more and more companies, which then creates a recognised business cluster or
industry centre of excellence. For example: Pharmaceutical Companies in Cork, Car
Manufacturing in North East England, Business Process Outsourcing in Krakow
Poland, Aerospace Industries in Toulouse France.

If we do not have the lands available to bring in new companies to follow Facebook
and Shire Phamaceuticals, the FDI momentum we have built up will be broken, and
we will not attract any new investment. This is especially critical now with the UK
about to leave the EU. Almost all Companies with a European HQ in the UK, will be
seeking to relocate to Amsterdam, Frankfurt or the Dublin Area. We want to be ready
and able to bring these companies to South East Meath and create new jobs in
Ireland and create opportunities for Irish people living abroad to return home.

Yours sincerely,

Kate Williams

Secretary
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Louise I-let_e_ney

From: Declan Brassil [declan@dbcl.ie]

Sent: 13 July 2016 16:37

To: variation3medp

Subject: Submission 1006 McGarrell Reilly

Attachments: Submission-McGarrell Rellly-Variation 3-13.07.2016.pdf; Cover Leller-V3 Submission-

MGR-13.07.2016.pd!; Appendix 1-Systra Reporl.pdl; Appendix 2-RPS Report.pdf

Dear Sir/Madam

Please find anached herewith a Submission and cover letter in respect of the Drafi Direction issued by the Minister in respect of
Variation No. 3.

I look forward to receipt of confirmation of this submission.

Yours faithfully

Declan Brassil

Principal

Declan Brassil & Co.
Chanered Planaing Conseflants
Lincoln Howse, Phoenix Street,
Smithbield. Dublin 7.

PO7 Y751

Tel: 003533-1-8740153

cinail: declan @ dbel.ie

www.dhel.ic

CONFIDENTIALTY NOTICE

This E-Mail and the informatiion contained in it and any attaclments are confidentiol amd may be privileged. (0 the reader of this niessage is not
the intended recipient. you are herehy notilied tha any disseasination. distribution or copying of this mwessage is strictly prohibited. [Fyou bave
received this message in envor, please immedinely ootily us by lelephome on (06 353) {1 8746153 or email 10 the sender and fully delete the
ernil and any atached mnerial from yeur computes oF aay other storage medinm or device Al communiestion by email is on a withoul
prejudice and subjeet o contract basis



Declan Brassil
& Company Ltd

charterad planning consultants

Planning Section
Meath County Council
Buvinda House
Dublin Road

Navan

County Meath

13 July 2016

Re: Variation No. 3 to the Meath County Development Plan 2013-2019

Submission on the Draft Direction issued by the Minister for Environment, Community &
Local Government — McGarrell Reilly Group

Dear Sir/Madam

The attached Submission is made on behalf of McGarreli Reilly Group of Garryard House, Earlsfort
Terrace, Dublin 2, in response to Meath County Council's invitation for submissions on the Draft Direction
issued in respect of Variation No. 3 to the Meath County Development Plan 2013-2019 MCDP. This cover
letter has been drafied in consultation with Nuala Butler, 5C.

The submission is made pursuant to the provisions of Section 31(7) of the Planning and Development Act,
2000 as amended in circumstances where my client has serious concerns as to the extent to which that
statutory mechanism is capable of dealing with the situation which has arisen in this case and, by
extension, whether that statutory mechanism has been appropriately invoked by the Minister in this
instance. In view of the concerns expressed below to the effect that the Planning Authority (as distinct
from the elected members of the Planning Authority) does not have the opportunity to make submissions
to the Minister on the draft direction and the Minister's intention to issue same, it is expressly requested
that this submission be furnished directly to the Minister in addition to being summarised in the statutory
repart to be prepared by the Chief Executive pursuant to Section 31{9).

As many of my client’s concerns anse out of the structure of the legislative provisions under which the
Minister can issue a direction which must be incorporated into a Development Plan regardless of the
views of the Executive and/or the elected members of the Planning Authority, it is appropnate to outline
those provisions at the outset. Briefly, the structure of Section 31 is as follows. Section 3%(1) allows the
Minister direct a Planning Authority to take specified measures required by the Minister in relation to a
plan (which term is defined as including a variation to a development plan) where the Minister is of the

Lincoln House, Phoenix Streel, Smithiield, Dublin 7
TN 8748153 | FO18744163 | Einlowwdbelie | Wwwwdbelie

Directors: Declan Brasul. Sharon Gorman Aeq No 329512
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opinion, /nter alia, that sufficient account is not being taken of submissions or observations made by the
Minister to the Planning Autharity in the course of the statutory process leading to the adoption of the
plan or the plan is not in compliance with the requirements of the Act Once issued, a Planning Authority
is obliged to comply with the Ministerial direction and neither the Executive nor the elected members can
perform any function in @ manner that is inconsistent with the direction {Section 31(2)).

Therefore, prior to a direction issuing a Minister is obliged to give the Planning Authority notice of his
intention and to furnish a draft of the direction which it is proposed to issue and the reasons therefor.
This step is required to facilitate a consultation process taking place before the Minister reaches any final
decision on whether the direction should issue.  The notice is to be issued to the "Planning Authority”
{Section 31(3)} and in addition the Minister is required to furnish a copy of the notice to the Chief
Executive and Cathaoirleach of the Planning Authority (Section 31(5)). Thereafter, under Section 31(7) the
Chief Executive of the Planning Authority is required to publish notice of the draft direction and invite
written submissions or observations to be made to the Planning Authority which will be taken into
consideration by the Minister before a direction is issued The process does not envisage that
submissions will be made directly to the Minister save in the limited circumstances of Section 31(10).
Instead all submissions to be made by the public are channelled through the Planning Authority. The
elected members of a Planning Authority are given an express statutory power to make a submission to
the Minister under Section 31(10).

Under Section 31(8) the Chief Executive is obliged to prepare a statutory report on the submissions and
observations received under Section 31(7)(c) which report is furnished o the Minister and to elected
members of the Planning Authority. Under Section 31(9) that report must summarise the views of any
person who made a submission or observation, the views and recommendations of the elected members,
the views and recommendations of the regianal assembly and, finally, it must * make recornmendations in
rélation to the best manner in which to give effect to the draft direction”. Thus the Planning Authority is
charged with devising a method of giving effect to the Ministerial direction regardless of the views of the
Planning Authority in relation to that direction.

The Minister must then consider the report furnished and the submissions made (Section 31(11)) and may
appoint an inspector if it is felt necessary or appropriate to do so. Under Section 33(13) the inspector
reviews the draft direction, the report and the submissions made, consults with the Chief Executive and
the elected members of a Planning Autharity, may consult with persons who made submissions and
thereafter furnishes a report containing recommendations to the Minister. The Minster may decide to
issue or not to issue the direction or to amend the direction (Section 31(16)). Legally, once the direction is
issued it is deemed to have immediate effact and its terms are considered to be incorporated into the
plan (Section 31 (7))

These provisions are structured in such a way that the Planning Authority itself does not have any
statutory power to make submissions to the Minister as to why the draft direction should not issue
Indeed, in making his or her report to the Minister the Chief Executive is abliged to summarise the views
of the people who have made submissions and of the elected members but thereafter is required to
make recommendations in relation to the best manner in which to give effect to the draft direction. This
pre-suppeses that the Chief Executive (qua executive of the Planning Authority) will be largely ad idem
with the Minister in relation to the matters the subject of the direction. The statutory framework does not
envisage ~ and therefore makes no allowance for = circumstances in which a Planning Authority, acting
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through its Executive, makes considered and thought out proposals comprising a strategy for the proper
planning and sustainable developrment of its functional area, which proposals are accepted by the elected
members but rejected by the Minister.

It 15 submutted that the statutory scheme is clearly designed to deal with circumstances where the elected
members of a Planning Authority have disregarded the views and advice of the Execulive and either
added to or deleted from a plan in a manner which renders the resu'tant plan inconsistent with the
Planning and Development Act 2000. It is our understanding that in other instances where the Minister
exercised his powers under Section 31 this was the factual scenario. To date, | am not aware of any
instance where the Minister has proposed issuing a direction under Section 31 in circumstances such as
these where the Executive of the Planning Authority has devised a plan utilising all of the professional
expertise available to it and which, in its considered view comprises a coherent overall strategy for the
proper planning and sustainable development of its functional area in a manner which complies with the
Act and where the elected members have fully supported that proposal.

In the more usual circumstances of a divergence of views between the executive and elected members of
a Planning Authority, the statutory scheme described above is apprapriate as the views of the Minister
and those of the Chief Executive will largely coincide. Therefore, the justice of the situation is met by
expressly affording the elected members the opportunity to make submissions, which submissions wilt be
summarised by the Chief Executive in his or her report to the Minister and may also be made directly ta
the Minister. Meanwhile, on the assumptions that the views of the Chief Executive and the Minister will
coincide, itis appropriate that the Chief Executive make recommendations in the report to the Minister as
to the best manner ta give efiect to the draft direction. However, here the Minister is proposing to issue
a draft direction which is contrary not only to the variation as adopted by the elected members but also
to the variation as originally drawn up by the Executive after a thorough consideration of the issues and a
deliberate choice made following expert professional advice in relation to the future planning and
development of this area. There is no logical basis for depriving the Planning Authority of the
opportunity to contest the Minister's proposal to issue a direction and, it is submitted, a legislative
scheme which does so is seriously delective.

it is noted that the Statement of reasans provided by the Minister for the draft direction identifies that
submission was made to the Planning Authority on behalf of the Minister on 26™ January 2016 on the
proposed Variation No. 3 and on 19 April 2016 on the Material Alterations to the variation " which advise
the Council to remove the proposed residential content/zoning at pace. North of Dunboyne and to
ensure that there was proper traffic and transport assessment of all development policies in order for the
proposals to accord fully with ministerial and planning guidefines”. The submissions made by the Minister
on 19" April 2016 were required by statute to be submissions on the Material Alterations to proposed
Variation No.3. The submission of 19 April 2016 included a submission on the proposed “Live Work”
community at Dunboyne North which was not the subject of any of the proposed Material Alterations.
Conseguently, this portion of the submission was not considered by the Planning Authority on the basis
of legal advice.

Insofar as the Ministerial direction now appears to be premised on the contention that the Planning
Authority ignored or did not take sufficient account of the submissions made by the Minister, this gives
rise to a significant legal flaw in the direction. The Minister made submissions on an issue which was not
the subject of a material alteration and, thus, upon which there was no statutory basis for further
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consultation. The Planning Authority correctly did not take that submission into account. Such a failure
cannot be characterised as ignoring this submission or of not taking sufficient account of it. insofar as the
Minister persists in relying on the submission of 19" Apnil 2016 this places the legal basis for the direction
in some considerable doubt.

It is noted that the submission made by the Minister on 26™ January 2016 (referenced as submission 1118)
15 considered in full in the report of the Chief Executive on submissions received in respect of proposed
Variation 3 dated 23 February 2016. The rationale of the Planning Authority is clearly explained in the
Chief Executive's response. In paricular, the Planning Authority’s rationale in respect of the “Live Work”
community of Dunboyne North is explained in part by reference to the existence of the M3 Parkway
railway station in the vicinity and the fact that all areas of land proposed ta be zoned in Dunboyne North
for the creation of a Live Work community are within 600 metres of the rail station. Thus, in the view of
the Planning Authority, the proposal accords w.th the relevant guidelnes and complies with the Act.

In the Draft Direction currently proposed and the reasons given therefor, the Minister is essentially
restating the submissions already made without engaging with the rationale offered by the Chief
Executive in defence of the original proposal. The Minister's stated concern that the zoning proposed in
Variation No. 3 would not be consistent with the core strategy of the current Meath County development
Plan completely overlocks the fact that the variation is intended to alter that core strategy and therefore,
by definition, will be consistent with it.  Significantly, the reasons given for the draft direction focus on the
potential impact of the zoning on the adjacent motorway/motarway junction and do not even reference
the fact that there is an existing, operational railway station in the immedate vicinity of the subject lands.
In the circumstances the reasons offered for the proposal to issue a Direction, by virtue of the failure to
address the Planning Authority's underlying rationale far the proposed re-zoning, are inadequate and
irrational.

Under Section 31(4)(b) the notice to be served by the Minister is to inform the Planning Authority of, inter
afig, the intention of the Minister to issue a direction o the Planning Authority * fo take certain measures
specified in the notice in order to ensure that the plan is compliant with the requirements of this Act, and,
in the case of a plan, sets out an overall strategy for the proper planning and sustainable development of
the ared’. In preparing Variation No.3 to the development plan, the executive of the Planning Authority
acted on the basis that they were satisfied that the plan and the variations thereto set out an gverall
strategy for the proper planning and sustainable development of the area. Variation No.3 in its own right
clearly articulated a strategy for the proper planning and sustainable development of the Dunboyne area.
These matters are addressed in datail in the attached submission.

The changes proposed by the Minister in the draft direction and, in particular, the reversion of the zaning
of the subject lands designed to facilitate the creation of a "Live Work” community in progimity to the M3
Parkway station and their return, by way of defauit, to the zaning attaching to these lands under Variation
No.2, means that a key element of the overall strategy for the proper planning and sustainable
development of the area has been removed. The Draft Direction, by merely replacing elements of
Variation 3 with which the Minister considers to be inappropriate with pre-existing elemenis (which also
permit of significant development at this location) fails to set out an overall strategy for the proper
planning and sustainable development of the area, removes appropriate uses from adjacent to a rail
station while retaining 70 ha of car based employment uses on the opposite side of the M3 distant form
the rail station, whilst, at the same time, undermining the strategy adopted by the Planning Authority.
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Further, the reasons offered for the proposal to issue a direction include the observation that the Retail
Strategy for the Greater Dublin Area is due to be renewed in the imminent preparation of a Regional
Spatial and Economic Strategy and suggests the designation of the lands for long term Level 2 retall
development is likely lo be reviewed. The zoning under Variation No.2 to which the direction would
requre the subject lands to revert s expressly designed to give effect to the designation as a Level 2 retail
centre. It is unclear how reversion to a zoning which the Minister appears to believe will not survive the
review of the Retail Strategy can represent an “overall strategy for the proper planning and sustainable
development of the lands”, The direction itself does not set out any such overall strategy and thus the
proposed direction fails to meet the requirements of the Act.

In addition, in this context the direction also interferes with and prejudges the outcome of the review of
the Retail Strategy. It is noted that the preparation of the Regional Spatial and Economic Strategy is a
function of the Eastern and Midland regional Assembly and not of the Minister.

It is important in this context to bear in mind that this direction is not focused upon a change made by
the elected members to a "compliant” plan as prepared by the executive of the Planning Authonty and
which the Minister seeking to return to a compliant state. Instead, the Minister is purporting to adopt a
wholly different overall strategy to that adopted by the Planning Authority and wants the Planning
Autharity to give effect to this by the piecemeal de-zoning of certain lands and their reversion to a
zoning held as part of a different overall strategy. In the circumstances, it is very difficult to understand
how the Minister could believe that the Direction, firstly, contains an overall strategy for the proper
planning and sustainable development of the area and, secandly, if effect is given to it, could achieve the
proper planning and susta:nable development of the area.

Further, it 15 evident from the submission made on behalf of the Minister to the Planning Authority on the
26 January 2016 that the Mimister has concerns with any development of the subject lands at Pace in the
absence of an evidence base or of a traffic assessment of the impact of such development on the
adjoining roads {namely the R157 and the M3 motorway). Equally, it is clear that the Minister is
concerned at any residential development being allocated to Dunboyne North contends instead that
development should extend from the established urhan area to the south and east. The lack of logic
from a planning perspective underpinning this submission is addressed in the attached submission as no
substantive account appears to be taken by the Minister of the existing rail station station or the distances
of the subject lands to the established town.

Howaver, what is material from a legal perspective is that the development permitted under the zoning
attached to the lands by Variation No. 2 has a similar if not greater capacity to effect the adjoining roads
as that permitted by the zoning which the Minister has directed must be removed. The Direction given
by the Minister appears inconsistent with the submission and will not suffice to achieve the underlying
rationale of that submission.

Indeed this gives rise ta a further legal concern as to the validity of the approach now heing taken by the
Minister. It is significant to note that the subject lands have been zoned for significant development in
the Dunboyne/Clonee Pace LAP 2009-2015 and the Meath County Development Plan 2013-2019, the
terms of which are relied on by the Minister to contend that development should only take place to the
south and east of Dunboyne town. The Minister has had a power similar to that now reflected in the
current text of Section 31 since 2000 but has never sought to exercise this power in respect of the earlier
plans, The concerns expressed by the Minister in the submission of 26 January 2016, if valid, would apply
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equally to the zoning of the subject lands under Variation Na. 2 {to which the Minister wishes to revert)
and the LAP. However, the Minister is not purporting to direct that Variation No. 2 be reversed nor any
previous zoning of the lands. This is not surprising as there could be serious legal concerns as to the
validity of a Direction made under Section 31 which purported to require 2 Planning Authority to alter a
plan made years earlier which had not been the subject of any direction at the time it was made.

I trust that the Planning Authority will afford due regard to the matters raised above and in the attached
subrmission, and | look farward to a favourable outcome,

Yours sinceraly

.

Declan Brassil
Declan Brassil & Co.
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10 INTRODUCTION

This Subrission is made on behalf of McGarrell Reilly Group of Garryard House, Earlsfort Terrace, Dublin 2,
in response to Meath County Council's invitation for submissions on the Draft Direction issued in respect of
Variation No. 3 to the Meath County Development Plan 2013-2019 MCDP. McGarrell Reilly Group is a major

stakeholder in the lands the subject of the Draft Direction, being the owner of the lands identified on Figure
1.

This submission has been prepared by Declan Brassit & Co, Chartered Planning Consultants with specia‘ist
expertise provided by the following Practices'

¢ Systra Consultant Transportation Engineers
e RPS Consulting Engineers,
o Ciaran Ferrie Architects

11 Overview of Procedural Matters

A number of substantive procedural matters are addressed in the cover ietter accompanying ths
submission. This document addresses the technical planning matters raised in the Draft Direction noting
the specific requirements of section 31{4) of the Planning and Development Act, 2000, as amended, which
provide a relevant context for the assessment of this submission.

Under Section 31(4){(b) the notice to be served by the Minister is to inform the Planning Authority of, inter
alia, the intention of the Minister to issue a direction to the Planning Authority 'to take certain measures
specified in the notice in order to ensura that the plan is compliant with the requirements of this Act, and|
in the case of a plan, sets out an overall strategy for the proper planning and sustainable development
of the ared. In preparing Vanation 3, the Executive acted on the basis that they were satisfied that the
plan and the variations thereto set out an overall strategy for the proper planning and sustainable
development of the area, Variation 3 in its own right clearly articulated a strategy for the proper planning
and sustainable development of the Dunboyne area which is addressed in detail below.

The changes proposed by the Minister in the Draft Direction and, in particular, the reversion of the zoning
of the subject lands, by default, to the zoning and objectives attaching to these lands under Variation No.2,
means that a key element of the overall strategy for the proper planning and sustainable development of
the area has been removed. The Draft Direction, by merely replacing elements with which the Minister
considers to be inappropriate with pre-existing objectives which also permit of significant development at
this location and which the Draft Direction also infers are inappropriate, fails to set out an overall strategy
for the proper planning and sustainable development of the area whilst, at the same time, undermining the
strategy adopted by the Planning Authority,

It is important to note that the Draft Direction is not focused upon a change made by the elected members
to a “compliant” plan as prepared by the Executive of the Planning Authority and which the Minister
seeking to return to a compliant state. instead, the Minister is purporting to adopt a wholly different
overall strategy to that adopted by the Planning Authority and wants the Planning Authority to give effect
to this by the piecemeal de-zoning of certain lands and their reversion to a zoning held as part of a
different overall strategy. In the circumstances, it is very difficult to understand how the Minister could
believe that the Direction, firstly, contains an overall strategy for the proper planning and sustainable
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development of the area and, secondly, if effect s given to it, could achieve the proper planning and
sustainable development of the area

This gives rise to a further legal concern as to the validity of the approach now being taken by the Minister.
It is significant to note that the subject lands have been zoned for significant development in the
Dunboyne/Clonee/Pace LAP 2009 and the Meath Caunty Development Plan 2013-2019. The Minister has
had a power similar to that now provided for under Section 31 since 2000 but has never sought to exercise
this power in respect of any of the earlier plans. The concerns expressed by the Minister in the submission
of 26 Janwuary 2016, if vald, would apply equally to the zoning of the subject lands under Variation 2 to
which the Minister wishes to revert and the LAP. However the Minister 1s not purporting to direct that
Variation 2 be reversed nor any previous zonming of the lands. This is not surprising as there could be
serious legal concerns as to the validity of a Direction made under Section 31 which purported to require a
Planning Autharity to alter a plan made years earlier which had not been the subject of any direction at the
time it was made.

Further, the reasons offered for the proposal to issue a direction include the observation that the Retail
Strategy for the Greater Dublin Area is due to be renewed in the imminent preparation of a Regional
Spatial and Economic Strategy and suggests the designation of the lands for long term Level 2 retail
development is likely to be reviewed The zening under Vaniation No 2 to which the direction would require
the subject lands to revert is expressly designed to give effect to the designation as a Leve! 2 retail centre. It
is unclear how reversion to a zoning which the Minister appears to believe will not survive the review of the
Retail Strategy can represent an “overall strategy for the proper planning and sustainable development of
the lands". The direction itself does not set out any such overall strategy and thus the proposed direction
fails to meet the requirements of the Act,

In addition, in this context the direction also interferes with and prejudges the outcome of the review of the
Retail Strategy It is noted that the preparation of the Regional Spatial and Economic Strategy is a function
of the Eastern and Midland regianal Assembly and not of the Minister.

In those circumstances, reverting to the Variation 2 zoning and objectives does not represent a coherent
overall strategy, particularly in circumstances where the Draft Direction expressly questions the viability of
the zoning objectives and inferred that they may be rendered obsolete following the review of the regional
guidelines. Section 31(4)(b) requires the Draft Direction to set out 'an overall strategy for the proper
planning and sustainable development of the area. The Act places an obligation on the Minister to
advance zonings and related objectives, or otherwise, which the Minister considered to represent a
coherent strateqy. By reverting to zoning and objectives which the Direction has undermined, the Variation
as amended by the Draft Direction cannot be said to set out a strategy for the proper planning and
sustainable development of the area and as such the Draft Direction has failed to meet the requirements of
the Act,

The Draft Direction sets out detailed reasons as to why the Minister considers that the Variation doesn't
comply with the requiremnents of the Act. However, it doesn't set out a plan that that the Minister considers
to be compliant or the basis on which that plan complies with the proper planning and sustainable
development of the area having regard to those sections of the Act Guidelines and planning
considerations cited in relation to Variation 3. That information was required to be set out in the Draft
Direction and on that basis the Direction is defective and does not meet the requirements of section 31 of
the Act.
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12 Structure of the Report

This submission is structured as follows:

Section 2 addresses the status of Dunboyne as a Large Growth Town in the Metropolitan Area of the
National Gateway City and GDA; the performance of the County and the town in meeting their respective
national and regional development objectives, and, the identified role for the North Dunboyne lands to

meet these objectives as expressed in Core Strategy and Variations 1, 2 and 3 of the Meath County
Development Plan.

Section 3 provides a high level analysis of opportunities and constraints for growth in the Dunboyne area,
and sustainable expansion options having regard to the level of growth targeted under the town’s regional
level objectives. This analysis identifies North Dunboyne as a sustainable, infill, urban expansion area,
centred on a multi-modal transportation node, that it represents the optimum location for mixed use urban
expansion required under regional policy; and that it is inevitable and imperative that significant urban
expansion occurs at North Dunboyne consistent with the sustainable development principles provided lor
in Variation 3, namely the plan-ted, integrated, connected, sustainable expansion of the settlement

Section 4 summarises the relevant planning matters cited in the Draft Direction upon which it relies to
underpin the proposed amendments to Variation No. 3, and provides a point by point analysis of those
reasons, This assessment concludes that the facts on which the Draft Direction relies are incorrect or
inaccurate, or rely on an interpretation of policy and fact which are not sufficient or sustainable having
regard to both the wider strategic and site specific contexts

Section 5 prepared by RPS Consulting Engineers addresses connectivity of the lands to the rail station and
town centre and concludes that the development of the zoned development can be planned at detail
scheme stage, to ensure that connectivity will not be impacted by the 11100 year flood event.

Section 6 provides a summary and conclusion. The simple analysis is that it is inevitable that significant
urban expansion will occur at North Dunboyne. It is appropriate and consistent with all relevant principles
of proper planning and sustainable development that such plan-led expansion is accornmodated. Variation
3 facilitates that process. The effect of the Draft Direction, and its inference in respect of the status of the
Level 2 Centre objectives, is to preclude plan-led and sustainable development happening indefinitely to
the detriment of the GDA Metropoltan Area, the county, the town, its hinterland and its resident
population, and the achievement of national and regional development cbjectives.

Declan Brassil & Co  Ref 16/090 5




Variation No 3 Submission

Figure 1.1 Site Location identifying McGarrell Reilly Lands {yellow outling)

Source Meath County Development Plan 2013-2019 - Variation No 3

2.0 OVERVIEW - STATUS OF DUNBOYNE

At national and regional level, Dunboyne is situated within the Metropolitan Area of the National Gateway
City and Core Economic Area. It is the only settlement in Meath within the Metropolitan Area of the
Greater Dublin Area

Dunboyne is designated in the Regiona! Planning Guidelines for the Greater Dublin Area 2010 - 2022, a5 a
Large Growth Town Il and a Secondary Economic Growth Town within the Metropolitan Area. A Large
Growth Town 1l is described as 'strong active growth towns, economically vibrant with high quahty transport

finks to larger towns/eity” of approximately 15,000 to 30,000 persons. The current population of Bunboyne
is 6,950.

The Dunboyne, Clonee & Pace Local Area Plan 2009-2015 (LAP) set out a framework plan lor how the
‘corridor’ should develop in order to achieve the regional and county level development objectives:

‘The combined urban populations of Dunboyne and Clonee was recorded at 6,713 (Dunboyne: 5,713 and
Clonee: 1,000) in the 2006 Census The County Development FPlan has indicated that 3,550 households
will be allocated to the Cornidor over the life of the Development Plan fe. by 2013. The County Council
considers that there is potential to accommodate a further 4500 households in the 2013-2019
Development Plan period The medium term popufation horizon for Dunbaoyne/Clonee/Pace corndor is
£5.000 people. It is the policy of the Retaif Strategy for the Greater Dubhn Area that Dunboyne will
develop from a Level 3 to a Level 2 centre over 2 15 to 20 year timeframe.’ {Emphasis added)
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Following the expiraton of the LAP, the framework objectives provided for under the LAP were
incarporated into the County Development Plan by way of Variation No. 2.

The Retail Strategy for the Greater Dublin Area 2008 - 2016, designates Dunboyne as a Level 3
Town/District Centre and Sub-County Town Centre with the potential to grow to Level 2 Town Centre by
2028. This obyective from the Retail Strategy for the GDA is incorporated into the Regional Planning
Guidelines for the GDA (Figure 8 - Retall Hierarchy), which states that 'Dunboyne will gradually develop
over the next 20 years towards level 2 status’ The Level 2 Town Centre status is at the same level as Navan,
Blanchardstown, Tallaght and Dundrum and would require in the order of 50,000 sq m of new retail
development over the period of the RPG strategy 2008-2028.

The County Development Plan also designates Dunboyne as a Secondary Economic Growth Town under
tha Development Plans’ Economic Development Strategy. The RPGs state

‘Dunboyne, a large growth town /f in the metropolitan area, has vet to realise its long term potential but
plays an important role in this economic growth area given its status and focation on a developing rail
line It is also located strategically on the edge of the Gateway Core in an ares with a high FOI presence.
The designation of Dunboyne within the GDA retail hierarchy Hlustrates the economic potential of the
town over a designated time span. This economic growth area experiences high levels of outward
commuting patterns to the Dublin area, and it is important that economic stimuli measures are
underpinned by necessary infrastructure investment, particularly in relation to water and waste water
services. [Emphasis added)

The RPGs for the GDA position Dunboyne to capitalise on the dynamics which have driven massive levels of
inward investment in economic development, employment creation, commercial and retail development,
community building and infrastructure on the Fingal side of the county boundary and more recently on the
Meath side. The north Dunboyne area has recently benefitted from major inward investment from
Facebook, Shire and Avoca, and is now providing a national level focus for Foreign Direct Investment (FDI).
These announcements will in turn create a dynamic for further FDI and domestic investment and create a
demand for high quality and highly integrated residential and work communities and supporting
infrastructure.

For Dunboyne to fulfil its Regional level objectives by 2028, being the period of the current and next
County Development Plans, a populabon increase of in the order of 18,000 must be accommodated,
requiring approximately 6,700 additional residential units  This level of population growth must be
accompanied by significant additional employment generating floorspace, and supporling services,
community, educational, recreational etc. infrastructure.

21 Overview - Status of North Dunbayne

North Dunboyne' has the distinction of being located at a multimodal location with a rail station, park
and ride, bus facilities, and motorway interchange. The area is adjacent and highly accessible to the
established urban area, with significant potential for enhanced connectivity and integration (Refer to

' The Draft Direction refers to North Dunboyne as 'Pace’

Declan Brassil & Co.  Ref 16/090 7



Variation No 3 Submission

Figures 2.1 and 2.2. The recent investments by Shire, Avaca and Facebook now establish North Dunboyne
as an 'infill’ opportunity site, centred on a mu'ti-modal interchange.

Figure 2.1 Existing and Planned Connectivity

€l
PERRIE
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Figure 2.2 Existing and Planned Connectivity

Meath County Development Plan 2013-2019, as originally adopted, identifies ‘wnparafleled economic
development opportunities’ adjacent to Dunboyne North which would ‘alfow the development of a
strategic employment cluster’ Development Plan encourages "mived use settlement forms and sustainable
centres, in which emplayment, residency, education and local services / amenities are located in close
proximity to each other’ while also seeking to ‘position Dunbayne ta positioning of Dunboyne to gradually
grow to a Level Il Town Centre by 2028

The zoning and related objectives attaching to the lands under both Vanations 2 and 3 acknowledge the
strategic potential of the area to deliver plan-led regional and county level planning objectives providing a
sustainable mixed use live work” employment, residential, retail, community and supporting uses.

Vanation 2 identified two zoning objectives far the subject site corresponding with Pace Objective 1 and
Pace Objective 2, Pace Objective 1, which the Draft Direction proposes be reinstated, establishes the
following land use and development principles:

‘high end office based employment......
- ‘tugh density and other appropriate residential.
- retail floorspace and associated facities ...

Pace Objective 1 also provides for high level employment and residential deve'opment provision within
the identified Level 2 Centre lands.
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Pace Objective 1 acknowledged that the ‘new-urbanism’ mixed use development model, particularly at high
capacity transportation nodes, delivers the mast sustainable development outcames,

The White Lands and Pace Objective 2 pravides for Strategic employment use predominantly for high end
office development on lands adjacent to the emerging preferred location for the future Level 2 Centre at

Pace on a phased basis within the life of the County Development Plan as identified on the land use zoning
objectives map.’ [Emphasis Added|

Variation No. 2 to the MCDP restaled and reinforced the Council’s commitment in the County Development
Plan to the lands as the most suitable location to provide for an integrated expansion of the Dunboyne
Town Centre and urban area.

2.2 Performance of County Meath and Dunboyne in Meeting Regional Development Objectives

The Housing Strategy contained in the current Development Plan aligns with the population and housing
targets set out in the Regional Planning Guidelines for the Greater Dublin Area 2010-2022. The projected
population of Meath is 195,898 persons in 2016, rising to 210,260 persons by 2022. The housing targets for
Meath set out in the Regional Planning Guidelines, are 79,729 units for 2016 and 95,458 units for 2022. This
is equivalent to a requirement for an additional 8,211 housing units in the years 2013-2016 and an additional
7,402 units in the years 2017-2019.

The Two-Year Progress Report on Realising Objectives prepared by Meath County Council in respect of the
County Development Plan acknowledges that ‘the rate of house completions in Meath has plummeted
from their record high of 3,886 units in 2005 to a record low of 286 units in 2013, There has been no
multiple house development of any note developed in Meath since the County Developrent Plan
2013-2019 was prepared and took effect. The Progress Report states.

it [Housing Strategy in the County Development Plan] projected that in 2012, 1821 units would be
completed, in 2013, 1931 units would be completed and that in 2014, this would rise further to 2,006
units, The reality is that only 353 units were constructed in 2012 and 286 units constructed in 2013, 92
units were constructed in the ficst quarter of 2014 and it would appear that the total figure for 2014 will
broadly reflect that of the past 3 years with nearly all construction activity consisting of individual
dwellings outside of urban centres.’

As such, in the period 2012-2014 ¢3,000 of the 5,479 required units were completed, resulting in a shortfall
of ¢.4,700 units on the delivery of the core strategy to date. Commencement Notices for 13 no. dwellings
have issued in Dunboyne since 2014 despite the town beneftting from Metropolitan Area growth town
status and 2 no rail stations

The Progress Report notes that Meath is failing ta meet Regional Settlement and Economic Objectives as
identified in the RPG's for the wider County and for Dunboyne. Whilst the overall strategies and objectives
contained in the various plans remain robust and sustainable, the projected timeline for their
implementation is uncertain due to significant private sector development initiatives having been almost
completely absent over the past number of years,

Declan 8rassil & Co  Ref 16/080 0



Variation No 3 Submission

23  Stated Purpose of Variation No. 3

The stated key purpose of Variation Mo, 3 of the County Development Plan is ‘fo align the County
Development Plan with the key tenets of the Economic Development Strategy for County Meath 2014 -
2022 as they refate to statutory land use planning.

The Economic Development Strategy for County Meath 2014-2022 sets out the medium-term strategy for
economic development within County Meath until 2022 and was prepared in response to the
recommendations set out within Putting Peaple First (2012) and the Local Government Reform Act of 20142,

Putting People First requires Local Authorities to take a more proactive approach to facilitating enterprise
and economic development in addition to local and community development. The Economic Strategy
2014-2022 is also mindful of the wider regional context of economic and employment development in
Meath and neighbouring local authority areas.

The Economic Strategy identified that existing trends within the County which impact on the economic
performance of the County include:

= Narrow base of economic activities in largely traditional areas,

o FDI deficit;

» Low penetratian of knowledge orientated activities; and

o Substantial skills leakage due to commuting trends from the County

A key challenge identified by the Economic Strateqy is to ensure more jobs are available within Meath for
its residents and that the County is seen as a place to invest in as well as live and visit. The Economic
Strategy examines investment factors and decisions aimed at transforming the employment base to a more

sustainable growth path up to 2022 as well as highlighting measures and practices required to sustain
success.

With specific reference to Dunboyne North, the Economic Strategy notes ‘overalf the Pace site represents 3
kev opportunity for high-density employment within the Metropolitan Area of Meath. It benefits from both
strong public transport connections together with direct access to the M3 and has the potential to play 3
significant_role in accommodating employment generating development within the county’ |[Emphasis
added]. The Strategy identifies North Dunboyne as one of the five Key Economic Development Sites in
County Meath,

Variation No. 3 aligns the policies and objectives cantained in Volume 1 and Volume 5 of the Development
Plan with the key tenets of the Economic Development Strategy for County Meath, 2014-2022.

in particular, Variation No. 3 seeks to provide an appropriate policy base to realise the significant economic
development potential which exists in North Dunboyne having regard to its location within the National
Gateway, its proximity to an existing public transport interchange and its proximity to the national
motorway network. Variation No 3 introduced a revised land use zoning map for North Dunboyne to

Z putting People First requires Local Authorities to adopt an economic development plan in conjunction with the
overall City/County Development Plan lo guide economic development action and provides that any such local
economic development plan will align with, and form an implementation mechanism for, the Regional Spatial and
Economic Strategy. The Local Reform Act gives legal effect for the reforms set out in Putting Peaple First, including
the economic develapment functions assigned to Local Authorities
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provide for the creation of a sustainable new community with provision for a suitable mix of land uses to
stirmulate the sustainable economic development of the area. The land uses envisaged under Variation No.
3 includes a mix of employment, residential, community, educational and recreational uses which will be
masterplan led and phased to the agreement of the Planning Autharity

3. CONSTRAINTS AND OPPORTUNITES FOR THE PLANNED GROWTH OF THE DUNBOYNE
URBAN AREA

As noted above, regional policy requires Dunboyne to accommodate significant growth over the period to
2028 and beyond, with population expanding from a current level of 7,000 to 25,000, retail functions
evolving to Level 2 status requinng c20-30,000 sq m additional reta! space; and supporting employment,
educational, healthcare, community, recreational and ancillary uses provided to support a sustainable
community. Th's section provides a high level analysis of the Dunboyne area, identifying constraints,
opporturities and sustainable expansion options for the settlement having regard to the level of growth
targeted under the town's regional level objectives,

The following land use requirements have been assumed based on the regional level growth targets:

» Employment {office based on west side of M3): = 40 ha

s Residential 6,700 units @ 30 dph net + 15% Open Space = 268 ha (66 ha currently zoned)

o Schools and Community: 3 no primary & secondary school campuses + community facilities = 20 ha

» Retail. 20-30,000 sgm = 15 ha

s Recreational: 32 ha per 1,000 population (COP) - 5.5ha Children Play Area, 16 ha Urban Park; 21 ha
Playing Fields = 46 ha

» Healthcare 10 ha

= Services and Ancillary: 20 ha

o Total Land Budget: 419 ha

3.1 Strengths & Constraints to Future Development of the Dunboyne Area

The strategic attributes of Dunboyne to accommodate regional level growth are well articulated in regional
and county level policy, and based on a high ievel analysis of its context, and include

e its regional status;

s its un'que position in the Counly being the only settlement serviced by rail and benefitting from two
rail stations providing regular services to the City Centre,

s its three distinct nodes, namely Dunboyne Rail Station, Dunboyne Town Centre, and Pace Rail Station,
which provide opportunities to integrate further settlement expansion with easy access to public
transportation, employment, community facilities and open space provision.

= the absence of canstraints to development around Pace rail station which represents a sustainable infill
site’,

o 3 Park & Ride facity for 1,200 cars,

o the M3 interchange;

s its proximity, accessibility and connectivity to the established urban area;

» its highly skilled workforce with high educational atiainment levels - 30% of population of Dunboyne
have attained a ‘Degree Level' educational qualification or higher; and
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e recent investment demonstrate the attractiveness of the area to foreign direct investment and will
assist in attracting further FDI to the area.

o the presence of major employment nodes in the immediate vicinity including Bracetown Business
Park, Shires, IBM, Altech, Facebook and Kepak.

s the development of an Avoca outlet will raise the profile of the area, enhance ‘quality of life’ for
rasidents and employees in the area, and enhance the attractiveness of the area for further FDI.

The asset base of the town which supports and accommodates its future expansion are identified on
Figure 2.3, below.

Figure 2.3 The Asset Base of the Town which Supports and Accommodates Future Expansion,

—,
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The constraints to the expansion of the urban area are identified on Figure 2.4 and include:

e The River Tolka and its associated floodplain constrain expansion eastward.

» The Rail Line and Motorway provide strong barners to movement which limit the connectivity of lands
to the east of the rail line and Motorway to the existing public transport nodes and the established
urban area. Vehicular and pedestrian bridges and significant new road infrastructure are required for
lands to the east of the rail line

s The proxirmity of Clonee vllage o the east and the urban area of Blanchardstown/Clonsilla/Ongar to
the south and south east require that a greenbelt between the urban areas is maintained between the
respective settlemments to provide a physical and visua' separation, to prevent coalescence and to retain
the identities of Clonee and Dunboyne.

» The increasing distance of undeveloped areas to the sauth from the established rail stations and the
town centre constrains development to the south

Figure 2.4 Constraints to the Expansion of the Urban Area:
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3.2 Expansion Opticns

Having regard to the above opportunities and constraints, the following expansion options are represented
graphucally:

Figure 2.5:  The sustainable development option focussed on a balanced development around the
two rail nodes and town centre, all inter-connected, and infilling to the employment
areas east of the M3 Motorway.
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A 'no development’ at North Dunboyne Scenario as appears to be advocated in the

Draft Direction.

Figure 2.6:

Ref 16/050

Declan Brassil & Co.



Varlation No 3 Submission

This analysis has identified North Dunboyne as a sustainable, infill, urban expansion area, centred on a
multi-modal transportation node, and establishes an imperative that a sustainable mixed use development,
consistent with that provided for in Variation 3, proceeds there in the short term if regional growth targets
are to be achieved. [n this regard, it is inevitable that significant urban expansion will happen at North
Dunboyne. Variation 3 provides for the plan-led, integrated and connected, sustainable growth of the area
in the short to medium term.

4. DRAFT DIRECTION — ANALYSIS OF STATEMENT OF REASONS

This Section summarises the relevant planning matters cited in the Draft Direction upon which it relies to
support the proposed amendments to Vanation No. 3, and provides a point by point analysis of those
reasons.

4.1 Rasidential Zoning

The Draft Direction states that the residentia! zoning is considered to be inappropriate by reason of being
‘Distant’, ‘Detached’, and ‘Disconnected’ from the urban area and Social, Community and other
Infrastructure. These assertions are addressed in turn below and must be considered in the context of;

(i the regional leve! objectives for the town which requires significant expansion of the built footprint, as
addressed above, and

(i) the infilt status of the site situated on a multi-modal interchange.

411 ‘Distant’

The Draft Direction refers to the residential zoning being '1.5-2 km away'. It does not state ‘away’ from
what. Later in document it refers to 1.5 km from ‘the established town', This is factually incorrect.

The edge of the estabhshed town closest to the lands is clearly formed by the Dunboyne industrial Estate
which accommodates industrial and offices uses and the Dunboyne Institute of Further Education; and
Kilbreena residential estate immediately south

The edge of the identified development area boundary is approximately 110m from the subject lands. The
established urban area is 280m from the lands as the crow flies The proposed residential area 15
approximately 850m by road to the established urban area. The town cenire, as defined by the town centre
zoning objective, is 1.03 km from the zoned residential area as the crow flies, and 1.3km by road.

The lands enjoy a good level of connectively to the established urban area, and present significant
opportunities for enhancement Connectivity is addressed in Figures 2.1 and 2.2 abave, and section 4.2.3,
below.

41.2 'Detached’

The Draft Direction states that the residential zoning significantly to the north of the established town at
Pace (1.5-2 kmm away)'would be a ‘clear breach’ of the sequential approach to zoning as set out in section
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419 of the Development Plan Guidelines (2007). This analysis is wrong. The alleged breach of the
sequential test is predicated on;

()  the clearly inaccurate characterisation of the lands as 1.5-2 km ‘away’ from the established town, as
detailed in section 3.2.1 abave;

{2)  amisrepresentation of the context of the site having regard to the established and emerging form
of the settlement based on the rail corridor, as detailed in section 3.1; and,

{3) an incomplete and inaccurate interpretation of the provisions of section 4.19 of the Guidelines
Section 4.19 of the Guidelines states:

in order to imise the utility of existing an re infrastructure provision and promote
the achisvement of sustainability, a logical sequential approach should be taken to the zoning of
fand for development:

(i) Zoning should extend outwards from the centre of an urban area, with undeveloped lands
closest to the core and public ing_given ce fie. leapfrogging’ to
more remote areas should be avoided);

(ii) A strong emphasis should be placed on encouraging infill opportunities and better use of
under-utifised lands; and

(iii) Areas to be zoned should be contiguous to existing zoned development lands. [Emphasis
added]

A striking omission from the Draft Directive is the absence of any reference to the existence of a rail
station at North Dunboyne. The only reference to the rail station is to the CEQ's Report on the Variation
which refers to 'rail based live/work communities’. The assessment of the site against the sequential test
provisions above is materially and fundamentally changed when one considers the existence of the rail
station. Furthermore, the Draft Direction omits any reference to the recent FDI investment of national
significance which has occurred at North Dunboyne, which also materially affects that assessment.

In this regard, Variation 3 is fully compliant with the following criteria of the sequential test:

1. ...maximise the utility of existing and future infrastructure provision and promate the
achievement of sustainability.....

2. ...public transport routes being given preference....

3. ..infill opportunities....

The Draft Direction also references section 2.3 and 6.2 of the Local Area Plan Guidelines (2013). Section
2.3 simply states the requirement to comply with the national guidelines and section 6.2 provides broad
guidance on phasing and sequencing of development. Significantly, it states:

Planning authorities should in general, and fally. i i fiting fr ntial
investment in public transport. set some quantifiable targets for modal split in favour of public

transport,_walking and cycling. Such targets should be used to ipfluence the phasing and
sequentizl davelppment with the local area plan. The trend in modal choices can be used to
monitor the implementation of the local area plan.’ |Emphasis added]

A relevant comparator for the application of the sequential test is Collinstown, Leixlip, County Kildare.
Leixlip, like Dunboyne, is located in the Metropolitan Area of the GDA, is on a rail corridor, and is

Declan Brassil & Co.  Ref 16/090 B




Variation No 3 Submission

designated under Regional pahcy to grow to a Level 2 centre over a period of 20 years, The relevance of
the context and status of Collinstown to Variation 3, and the benefits enjoyed by North Dunbayne over
Collinstown having regard to the sequential test criteria and the role of ‘live/work developments in
promoting economic development, are evident from Section 2.3 of the Collinstown LAP 2010:

.the development of Collinstown will help promote the attractiveness of North Kildare for further
.ecg.gm.r_g.'ezelgpme_t by prowdrng ﬁ_caage._qf.mnr_m&c&w to serve the
cosmopolitan . ft further states that a
substantial area of Iand wilf remain at Callfhstown to accammadare ﬁm‘her inward investment
projects, in addition to the town centre.

Key characteristics of the development at Collinstown are:

« Development of a centre attractive to leading national and multiple retailers to compete with other
Metropolitan Major Town Centres such as Liffay Vallay, Slanchardstown, Dundrum, etc,

= Provision of integrated leisure facilities such as multiplex cinema, bowling alley, theatre;
« Redress of the deficit of existing shopping facilities in Leixlip;

* Provision of a new railway station on the Maynooth = Connolfy commuter rail line; [Note-North
Dunboyne has an under-utilised rail station in situ,]

» Provision of a Park-and-Ride facility; [Note-North Dunboyne has an under-utilised park and ride in
sitw.}

« Potential to be served by a QBC corridor and local bus interchange: [Note-North Dunboyne has a
local bus interchange in situ.]

« To have exceflent high capacity road connections to all four towns; {Note-North Dunboyne has an
excellent high capacity road connections to surrounding towns.]

+ To be linked by dual carriageway to the Celbridge / Leixlip West junction of the M4 which has

spare capacity; and [Mote-is linked to the M3 junction - capacity is addressed elsewhere in this
submission.]

« To provide a context for the detailed design and development of the lands within a site
Masterplan. [Note-Variation 3 provides for a Masterplanning approach.]

Section 8.1 of the Collinstown LAP states that the 'fand use zoning is to provide for mafor town centre
facilities comprising an appropriate mix of employment, retail, recreational, civic, culturaf and residential
uses’and that the higher order retail provisions within this land use will be phased over approximately 20
years. Section 8.2 states that new residential development will be influenced by site services, ‘particufarly
proximity to public transport.

Collinstown is located over 2 km from the established town centre of Leixlip and over 1 km from the
closest existing rail station at Louisa Bridge. Applying the sequential test criteria and the principles of
sustainable development applied at both Collinstown and Nerth Dunbayne, North Dunboyne performs
better than Collinstown, in particular benefitting from the existing rail station and park and ride.
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Figure 4.1 Extract from the Collinstown Local Area Plan 2010,

Lands at
Collinstown

{Mote: The town centre is on tha eastern bonday of the town with Callinstown on the westem boundary)

National policy prioritises the leveraging of existing investment in infrastructure and the utilisation of spare
capacity. The State has made significant investment at the multi-modal interchange, with the rail based
infrastructure in particular being significantly under-utilised.

The Infrastructure and Capital Investment Framework 2012-16 {November 2011} places a policy on
enhancing the productivity of the existing road network and its contribution to economic growth. The
opening paragraph of the Framework states: Within the context of tight fiscal canstraints, the Government
s committed to ensunn h iy k of infr, g i fo_of facilitatin oM

growth....’ The leveraging of existing infrastructure capacity and investment to facilitate economic recovery
is clearly articulated on page 4 which states 'the potential of ysing existing gssels and/or regulatory and
administrative solutions myst be exploited.’

The policy approach advocated by the Draft Directive cannot be reconciled with national policy on
leveraging on existing investment in infrastructure,

The Draft Direction also includes the term ‘leapfrogging to more remote areas’ in relation to the
sequential test. The term leapfrogging implies that more suitable development areas between the urban
care or public transport corridors are not zoned in favour of more remote areas. The analysis provided
throughout this submission and in Figure 4.2 below clearly establishes that Variation 3 does not result in
any leapirogging and the lands are in fact more appropriately characterised as ‘infill'. There are no other
available lands between the existing urban area and the proposed development areas.
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Figure 4.2 Sequential Urban Expansion

Pormiagd pap @ach 4 By mapiragped by Drat T s st aeruion § g

As such, the statement in the Draft Direction that Variation 3 would be a ‘clear breach’ of the sequential
approach to zoning as set out in section 4.19 of the Development Plan Guidelines (2007) cannot be
sustained.

413 ‘Disconnected’

The Draft Directive states that the Variation would be contrary to the core strategy for Dunboyne which
directs new housing to the east and subsequently to the south of the town. This stated concern that the
zoning proposed in Variation No. 3 would not be consistent with the core strategy completely overlooks
the fact that the Variation is intended to alter that core strategy and therefore, by definition, will not be
cansistent with it.

As detailed above, Dunboyne is scheduled to grow from 7,000 to 25,000 by 2028/2034. In the period
2012-2014 1,000 of the 5,479 required in the County under the Core Strategy units were completed,
resulting in a shortfall of ¢.4,700 units on the delivery of the core strategy to date. Commencement Notices
for 13 no. dwellings have issued in Dunboyne since 2014 despite the town benefitting from Metropolitan
Area growth town status and 2 no. rail stations. Variation 3 must be considered in this context.

The Draft Directive refers to lands east of the rail line adjacent to Dunboyne Rail station®. These lands are
optimally located and satisfy the sequential test criteria. The lands are zoned Residential Phase 1and have
baen zaned since 2001. These lands have not changed ownership since 2001 and no planning application

3 1t Is noted that the lands further 1o the east of thase currently zoned around Dunboyne Rail Station are gonstrained by the Toka
Valley flood plain, and to “eap frog’ the floed plain would result in coalescence of Dunboyne with Clonee and ultimately the
Blanchardstown urban area. This is cantrary to County Develapment Plan policy ta retain the identities of the two settlermnents and to
prevent coalescence with the Blanchardstown area.  As such, no development of scale can take place beyond the current zoned
boundary to the east of the town
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has ever been made on the lands, The consequence of the approach being advocated in the Drait
Direction has the potential to fussilise Dunboyne and prectude any further development until such time as
these lands are released. This is contrary to national policy and recent legislative provisions which have
attempted to address this phenomenon, including removal of compensation for dezoning and the vacant
land levy. Given the history of the lands to the east of the rail line, to preclude any further development or
zoning in Dunboyne pending the release of these lands is clearly contrary to national policy on inter afia
planning, urban regeneration, economic developrnent, public expenditure, etc.

lrrespective of the history of those fands, given the national housing crisis, and the extremely poor
performance of Dunboyne and the County to date in meeting its regional level objectives, the approach of
Variation 3 to provide for additional rail centred lands proceeding concurrently or ahead of lands at
Dunbioyne rail station, is an appropriate Active Land Management response, as advocated by the DoEHLG.

The same circumstances apply to lands to the south of Dunboyne referenced in the Draft Directive. Figures
2.1 and 2.2 identify the current and planned level of connectivity between the Variation lands and the Pace
Rail Station and town centre. Both of these land banks are suitably and appropriately located 1o
accommaodate the plan-led expansion of the urban area.

Releasing lands at North Dunboyne is consistent with regional and County level objectives and the Core
Strategy, and the proper planning and sustainable development of the area. The basis of the Draft
Direction to remove the residentia! zoning objective cannot be sustained.

4.2 Employment Zoning

The Draft Direction states that the lands are in close proximity to Junction 5 on the M3 and the proposed
development has the potential to generate traffic volumes which would limit the operation of the nearby
national motorway interchange. The Spatial Planning and National Roads Guidelines SPNR Guidelines
require that an evidence based approach is undertaken to avoid adverse impacts on national road
infrastructure. The Draft Direction states that the Aecom Study is not complete and has not informed the
proposed zonings and as such the Guidelines have not been followed

As noted above, a striking omission from the Draft Directive is the absence of any reference to the
existence of a rail station at North Dunboyne. A comparable arez of zoned employment land at North
Dunboyne was included in the Dunboyne/Clonee/Pace LAP 2009-2015 and carried forward into the County
Development Plan in Variation No. 2. The specific objective relating to the employment zoned land
promates the development of the lands within the lifetime of the current Development Plan. It is
inconsistent for the Department to now issue a Draft Direction requiring that the Variation 3 employment
zoning objective is replaced with the Variation 2 employment zoning objective, in circumstances where it
did not issue a Draft Direction on the LAP in 2009 or Variation 2 adopted in 2014. There has been no
change in circumstances since 2014 supporting this change in approach by the Department.

The Draft Direction also omits any reference to recent significant FDI investments by Facebook, Shires and
Avoca in the area. Variation 3 zoned an additional 70 ha of employment lands accessed from Junction 4 an
the M3, contiguous to the Facebook site (which is not the subject of the Draft Direction). The Spatial
Planning and National Roads Guidelines (2012) facilitate junction upgrades when required by Plan-led
development. The CEQ’s Report on Variation 2 addressing a submission by the then NRA in relation to M3
junctions acknowledged that ‘the Spatial Planning and National Road Guidelines allow the upgrading of
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such junctions to facifitate appropriate development and will if required, be pursued by this Authority in
conjunction with the NRA and NTA'

The Spatial Planning and National Roads Guidelines set out the key steps in the ‘ewidence based’ approach
in Box 2.4

Box 2.4 Key Steps for Building an Evidence-Based Approach

Stepl: Identifying and consulting with the key stakeholders in developing an integrated approach;

Step 2: Confirmation of the national and/or higher level policy context for the development plan proposals;
Step 3: Developing evidence based tools such as traffic models, including agreement between stakeholders
in relation to acceptable data and assumptions;

Step 4: ldentification of dernand management and mitigation measures to minimise the transport impact of
the plan;

Step S Identification of any infrastructural enhancements required and phasing;

Step 6. Agreement between stakeholders on a delivery strategy including funding arrangements,

It is clear that an evidence based approach to development at the M3 Parkway has been followed by the
Planning Authority prior to the Guidelines coming into effect in 2012. At the oral hearing for the rail line in
2007, the Planning Authority in its précis of evidence to the Oral Hearing on the Rall Order Council stated:

Yarnrod Eireann acknowledges the potential identified by Meath County Council and developers for
possible future retail and commercial developments at the Pace Park and Ride and that the current
proposals (3t the time of the hearing) should not limit or prevent future development plans.”

The précis of evidence also notes that:

‘if expansion of the Park and Ride is required in the future, it may take the form of an adaption of the
car park to a multi storey format. Meath County Council would also consider that the potential to
develop over the Park and Ride for other commercial uses proximate to a public transport
interchange might also be considered.’

The preparation of the LAP adopted in 2009 clearly followed an evidence based approach, stating at page
23:

‘The requirernent to prepare an IFPLUT arises from Strategic Settlement Objective 502 in the County

Development Plan 2007 -2013. The draft IFPLUT is_currently being finalised in confunction with the
Dublin Transportation Office.

‘The main aim of the IFPLUT is to consider the medium term development of the Corridor at the
strategic level in the context of population growth to 25000 persons and to recornmend interventions
with regard to planning, development and transportation policy where necessary. The IFPLUT is
intended to inform the preparation of future Local Area Plans for the Corridor. The timeframe which the
IFPLUT would consider was not defined in the County Plan but has emerged as 2009 - 2034
accordingly, it will provide strategic quidance for this Local Area Plan and the following three Local Area
Plans.

The IFPLUT considers the spatial growth of the Corridor and the implications for residential

mpk nt_refail mnunity I, well ] f; Talit re in th
context of the projected population arowth to 25,000 " [Emphasis added)
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Systra has undertaken a review of the strategic transportation assassment undertaken by Aecom and states
as follows:

The transport assessment undertaken by AECOM and Meath County Council adopted an industry
standard approach to conducting a Strategic Transport Assessment The assumptions used in relation to
trip generation, distribution and mode share are based on reliable existing data sources. Furthermore,
the model development and assignment processes undertaken are in fine with Transport infrastructure
Ireland (T1)) Project Appraisal Guideling (PAG) recommendations. The work undertaken by AECOM on
behalf of Meath County Council, therefore, provides a robust transport assessment of Variation 2 of the
Meath County Development Plan 2013 -2019'

A copy of the Sysira Report is attached as Appendix 1

The Draft Direction also infers an inappropriate distinction between the status of Junction 5 and Junctions 1-
4 on the M3. In this regard, the following is noted

o Junctions 1- § are urban interchanges in the Metropolitan Area of the National Gateway City.

= Junction 3 has recently upgraded to facilitate enhanced access to Blanchardstown Town Centre (Level
2) and the surrounding area

= The NRA has also approved enhancements to Junction 4. Variation 3 includes for an additional 70 ha
of zoned employment lands contiguous to Facebook accessed primarily from Junction 4.

= Junction 5 is the only multi-modal interchange.

There is no basis for distinction between the interchanges serving the Blanchardstown wrban area and
Dunboyne and experience on those interchanges has been of upgrades being provided, responding to
dernand. The multi-modal status of Junction 5 provides significant opportunities for modal shift and
minimising trip generation from the adjoining lands, consistent with national policy. in this regard,
assessmenis carried out by Cronin Sutton Consulting Engineers establish that the Jands at North Dunboyne
adjoining the multi-modal interchange:

« Offer the greatest potential for modal transfer 1o pubhc transportation

e Has significantly lower impacts on the Motorway network

e Presents the greatest opportunity for junction upgrades, when required, at lowest cost.
« Represents the optimum location at which to integrate land use and transportation.

Systra has also undertaken a review of the Cronin Sutton assessment and concludes as follows:

Summary of Cronin & Sutton Junction Assessment Review

The analysis of the M3 Junction at Pace undertaken by Cronin & Sutton, contains @ number of
assumptions relating to trip generation and distribution which are based on first principles agproaches
using reliable data sources fe.g. TRICS, (SO Census 2011, Traffic Counts etc,). Whilst these assumptions
are adlequate for the assessment undertaken it is recommended that a more comprehensive approach
is taken for future assessments, in line with that which is described below in Section Five of this note.

The estimated future year trip levels have been assessed using ARCADY to evaluate the performance of
the M3 Pace roundabout with the proposed development Framework Plan in place. This assessment
concluded that, with the introduction of a number of mitigation measures, the Pace Roundabout will
operate within capacity in the future year of 2025 with the proposed development levels. However,
further work, in the form of & fulf traffic and transport assessment, is required to fully establish the
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impacts of the proposed development on the surrounding road network at a local and strategic level for
all modes of transport.

The Systra Report concludes:

in conclusion, following a review of the two transport assessments undertaken (o date {i.e. the M3 Pace
Junction Assessment by Cronin and Sutton and the AECOM Strategic Transport Assessment), it is
considered that they provide a robust preliminary estimation of the likely traffic impacts resulting from
the development of the zoned lands at Pace thereby providing a reasonable starting point for future
transport assessments for the area,

‘When progressing to detailed planning stage it is recommended that further detailed work is
undertaken to understand the multi-modal transport requirements, traffic impacts and any mitigation
measures which may be necessary as a result of the proposed development in the area. It is
recommended that this additional work includes use of the NTA's East Regional Model in combination
with TlI's National Road Model. This should be accompanied by the development of & Mobility
Management Plan and a Sustainable Access Movement Strategy for the area. The scoping of this
additional assessment should be agreed with the relevant authorities including Meath County Counci,
T and NTA.

It is clear that the IFPLUT and the Aecom Strategic Transportation Assessment undertaken on behalf of the
Planning Authority provide comprehensive long term land use and transportation planning assessment
tools which allow far modelling to be reviewed and updated as growth milestones are achieved and
significant developments proceed.

Experience of the plan making process and large scale developments proximate to national road junctions
is that Steps 1-3 are typically followed at the plan making stage, establishing at a high level that the
relevant junction will continue to provide an acceptable level of service. Steps 4-6 are typically followed as
part of the Development Management process in pre-application consultation and through the planning
application process. The evidence based approach followed by the Planning Authority is consistent with
common practice and it is unreasonable for the Draft Direction to distinguish Variation 3 from the common
approach to the evidence based plan making.

Finally, the State has made significant investment at the Multi-modal interchange, which is hugely under-
utilised, The policy approach advocated by the Draft Directive cannot be reconciled with national policy on
leveraging on existing investment in infrastructure and the synchronisation of land use and transportation.

The Draft Directive is grounded in a roads focused approach to spatial planning which does not adequately
acknowledge the regional policy status of Dunbayne, serviced by a multi-modal transportation interchange
(rail/motorway/national/regional roads), and located in the Metropolitan Area. National and regional policy
advocates that growth is channelled to and consolidated at such locations. The evidence based approach
in the 2012 Guidelines has been followed in 2 manner consistent with common practice and as such the
stated position in the Draft Guidehnes cannot be sustained.

4.3 Regional Retaill Development

The Draft Direction notes that the Regional Retail Strategy designates Dunboyne as a Level 3 centre with a
footnote to grow lto Level 2 over 20 years {2008-2028). The Dunboyne/Pace/Clonee LAP 2009-2015
identified North Dunboyne as the preferred location for new level 2 centre at Pace. The Draft Direction
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states that the regional retail designation has been separated into isolated residential and employment
zoniNgs

Significantly, the document states that the imminent Regional Strategy Review could potentially review the
long term Level 2 designation in light of no development having taken place to date and its viabilty given
proximity to Blanchardstown

It states that the CEO's Report states that the zonings equate to rail-based live work communities
comparable to Clonburris, Adamstown and Cherrywood  The Draft Direction states that these
fundamentally different to small scale residential zoning 1.5 km from the ‘established town'.

These matters are addressed in turn below
43.1 Regional Retail Designation

The Draft Direction requires the current zoning and related objectives for a Level 2 Centre (retail,
residential, commercial, community and supporting uses), and employment uses, are reinstated, and then
infers that these objectives may in turn be removed following the review of the current Regional Planning
Guidelines. The procedures for making and reviewing the Guidelines are set out in Chapter Il of the
Planmng and Development Act, 2000, as amended. It is inapprapriate for the Department to be pre-
empting, prejudging or attempting to influence the outcome of the Review process under a Draft Direction
it is noted that the preparation aof the Regional Spatial and Economic Strategy is a function of the Eastern
and Midland Regiona! Assembly and not of the Minister.

The effect of the inference around the Level 2 zoning is ta stenlise the lands pending the completion of the
review of the Regional Strategy, and to attach a level of uncertainty to the lands thereafter which would be
highly prejudicial. Gwen the level of state investment in under-utilised public transportation infrastructure

at Pace, this is contrary to national policy and the principles of proper planning and sustainable
development

The Draft Direction is not anly attacking the current zoning objectives but is launching a collateral attack on
the RRPGs adopted in 2008. Significantly, these same objectives were included in the LAP 2009 and
Variation 2. The Department did not issue a Draft Direction in respect of those plans and it is acting
inconsistently to launch a colfateral attack on those designations now

In those circumstances, reverting to the Variation 2 zoning and objectives does not represent a coherent
overall strategy, particularly in circumstances where the Draft Direction expressly questions the viability of
the zoning objectives and inferred that they may be rendered obsolete following the review of the regional
guidelines. Section 31(4)(b} requires the Draft Direction to set out ‘an overall strategy for the proper
planning and sustainable development of the area. The Act places an obligation on the Minister to
advance zonings and related objectives, or otherwise, which the Minister considered to represent a
coherent strategy. By reverting to zoning and objectives which the Direction has undermined, the Variation
as amended by the Draft Direction cannot be said to set out a strateqy for the proper planning and
sustainable development of the area and as such the Draft Direction has failed to meet the requirements of
the Act.

The Draft Direction sets out detailed reasons as to why the Minister considers that the Variation doesn't
comply with the requirements of the Act. However, it doesn't set out a plan that that the Minister considers

Dedan Brassi & Co.  Ref: 16/050 2o



Variation No 3 Submission

to be compliant or the basis on which that plan complies with the proper planning and sustainable
development of the area having regard to those sections of the Act, Guidelines and planning
considerations cited in relation to Variation 3. That infarmation was required to be set out in the Draft

Direction and on that basis the Direction is defective and does not meet the requirements of section 31 of
the Act.

4.3.2 Zoning Objectives

The assertion in the Draft Direction that the retail designation has been separated out into restdential and
employment objectives must be considered in the context of the current statutory policy framework. The
designation of Dunboyne as a Level 2 centre in the RRPGs and MCDP refates to Dunboyne, not Pace. The
LAP which incorporated the draft IFPLUTS identified North Dunboyne as the emerging preferred location
for a Level 2 centre. It provided a zoning objective identifying that location and associated objectives. The
remainder of the lands were zoned for employment uses The LAP has now lapsed. The relevant statutory
Plan is the MCDP 2013-2019, as varied. Variation 3 remains consistent with the Retail RPGs as it has not
changed the status of Dunboyne as a Level 3 growing to a Level 2 centre. The only change in this regard is
that North Dunboyne is no longer the preferrad location for the expansion of retall loorspace to grow to
Level 2 status.

The Economic Development Strategy which informed the basis of Vanation 3, provides a sound evidence
base for the zoning and related objectives in Variation 3

43.3 Rail Based Live-Work Communities

The Draft Direction states that the CEQ's Report states that the zonings equate to rail-based live work
communities comparable to Clonburns, Adamstown and Cherrywood. The Draft Direction states the
Department considers that these large developments of ‘8,000+ homes' are fundamentally different to
small scale residential zoning 1.5 km from the ‘established town' and adjoining an interchange. The Draft
Direction does not provide any indication other than scale as to how those plan-led developments differ
from Variation 3. The Draft Direction does not refer to any national Guidelines or any other international
guidance that refers to threshalds for rail based live-work communities. Dunboyne currently has a resident
population of 7,000, planned to grow to 25,000, which will be larger than Adamstown or Cherrywoad.
Neither Clonburris nor Adamstown include a 'work’ element other than supporting retail.

Current international best practice in place making is centred on the mixed use ‘live-work’ model where
employment, home and recreational uses are closely grouped, minimising the need for travel and
enhancing quality of hfe. FDIinvestment is particularly sensitive to availability of housing and quality of life
issues relating to proximity to high quality recreational and cultural assets, and quality of environment.
Recent experience in Ireland has been to retrofit residential and quality of life infrastructure into rail based
employment centres such as Sandyford and City West. Variation 3 has adopted a pro-active approach to
plan led mixed use development, providing for employment, residential, neighbourhood services, and
educational uses grouped at a rail based interchange. This plan-led approach is consistent with current
best international practice.

In conclusion, the statements in the Draft Direction relating to regional retail objectives are not supported
by analysis and are inappropnately pre-empting the outcome of a democralic process in the review of the
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RPGs and inappropriately launching a collateral attack on designations in respect of which no Draft
Direction issued on 2 previous plans.

5. FLOODING GUIDELINES

Flood management has not been cited in the Draft Direction. Notwithstanding, for the purposes of
providing a thorough analysis of the suitability of the lands for development as provided for under
Vanation 3, RPS Consuiting Engineers has addressed the issue of connectmty of the zoned lands to the rail
station and the town centre in the context of the most up to date flood mapping available. The RPS
assessment, included as Appendix 2, states:

‘RPS has been appointed to undertake a detailed Flood Risk Assessment for the purposes of the
Masterplan required under Variation 3 and subsequent planning applications. This study will ascertain the
level of flood risk to the existing road connections adjacent to the development lands. This information

will then be used to ensure that the detail plan stage is co-ordinated with the results from the Flood Risk
Assessment

The land’s have a number of connection points to the existing town, including the Distributor Road and
the Kennedy Road connection. According to the results of the Tolka Flooding Study (2003), the Kennedy
Road is not impacted by the 1% Annual Exceedance Probability (AEP) floodplain, The flood mapping for
the Tolka Flooding Study shows fands that were used to construct the distributor road as flooding.

‘However this road was constructed since the study was completed on a large embankment in the areas
that are shown as being at risk of flooding. It would therefore be expected that this road is not impacted
by the 1% AEP floodplain. This will be assessed further during the detailed Flood Risk Assessment and
reported on as part of this study.

‘We are satisfied that the connectively of the zoned development fands to the Rail Station and the Town

Centre can be planned at datail scheme stage, to ensure that it will not be impacted by the 1% AEP flood
event,

6. CONCLUSION

Striking omissions from the Draft Directive are the absence of any reference to the existence of a rail station
at North Dunbayne, national policy which prionitises leveraging on existing investment in infrastructure, and
the level of recent FDI and indigenous investment of national and international significance in the area
which materially affects the basis of any assessment. These facts are central and matenal to the assessment

of the suitability of the lands at North Dunbeoyne for the nature and scale of development proposed in
Variation 3.

The RPGs for the GDA position Dunboyne to capitakse on the dynamics which have driven massive levels of
inward investment in economic development, employment creation, commercial and retail development,
community bullding and infrastructure on the Fingal side of the county boundary and more recently on the
Meath side. The north Dunboyne area has recently benefitted from major inward investment of
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international significance from Facebook, Shire and Avoca, and is now providing a national level focus for
Foreign Direct Investment (FDI). These announcements will in turn create a dynamic for further FDI and
dornestic investment and create a demand for high quality and highly integrated residential and work
communities and supporting infrastructure.

For Dunboyne to fulfil its Regional level objectives by 2028, being the period of the current and next
County Development Plans, a population increase of in the order of 18,000 must be accommodated,
requiring approximately 6,700 addiwonal residential units, This level of population growth must be
accompanied by significant additional employment generating floorspace, and supporting services,
community, educational, recreational etc. infrastructure. In the period 2012-2014 ¢.1,000 of the 5,479 units
required at the County level were completed, resulting in a shortfall of £.4,700 units on the delivery of the
core strategy to date. Commencement Naotices for 12 no. dwellings have issued in Dunboyne since 2014
despite the town benefitting from Metropolitan Area growth town status and 2 no. rail statrons.

In the context of the national housing crisis, significant inward FDI in the area and its requirement for
housing availability and a high quality of hfe, and consistent with the Department's advices to Planning
Autharities on Active Land Management, the Planning Autharity has prepared an Economic Strategy which
has built upon the foundations laid by the County Developmant Plan and Variations 1 and 2, and now
underpins Variation 3

The high level analysis of opportunities and constraints for growth in the Dunboyne ares, and sustainable
expansion options having regard to the level of growth targeted under the town’s regional level objectives
has confirmed the approach of Variation 3 that North Dunbaoyne is a sustainable, infill, urban expansion
area, centred on a multi-modal transportation node, that it represents the optimum location for mixed use
wrban expansion required under regional policy; and that it is inevitable and imperative that significant
urban expansion occurs at North Dunboyne consistent with the sustainable development principles
provided for in Variation 3, namely the plan-led, integrated, connected, sustainable expansion of the
settlement. Releasing lands at North Dunboyne has been demonstrated to be consistent with regional and
County level objectives and the Care Strategy, and the proper planning and sustainable development of the
area

An assessment of the relevant planning matters cited in the Draft Direction upon which it relies to underpin
the proposed amendments to Variation 3 concludes that the facts on which the Draft Direction relies are
incorrect or inaccurate, or rely on an interpretation of policy and fact which are not sufficient or sustainable
having regard to both the wider strategic and site specific contexts

The Draft Directive references to the Spatial Planning and National Roads Guidelines (2012) is grounded in a
roads focused approach to spatial planning which does not adequately acknowledge the regional pohcy
status of Dunboyne and ormils any reference to the existence of the rail station. National and reg onal
policy advocates that growth is channelled to and consolidated at such locations. The evidence based
approach in the 2012 Guidelines has been followed in a manner consistent with common practice and as
such the stated position in the Draft Guidelines cannot be sustained.

Furthermare, there is no hasis for distinction between the interchanges serving the Blanchardstown urban
area and Dunboyne and experience on those interchanges has been of upgrades being provided,
responding to demand. The multi-modal status of Junction 5 provides significant opportunities for modal
shift and minimising trip generation from the adjoining lands, consistent with national policy. In this regard,
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assessments carried out by Cronin Sutton establish that the lands at North Dunbayne adjoining the multi-
modal interchange:

e Ofier the greatest potential for modal transfer to public transportation

= Has significantly lower impacts on the Motorway network

s  Presents the greatest opportunity for junction upgrades, when required, at lowest cost.
= Represents the optimum location at which ta integrate land use and transportation.

Finally, the State has made significant investment at the Multi-maodal interchange, which is hugely under-
utilised. The policy approach advocated by the Draft Directive cannot be reconciled with national policy on
leveraging on existing investrnent in infrastructure and the synchronisation of land use and transportation.

The effect of the inference around the Level 2 zoning is to sterilise the lands pending the campletion of the
review of the Regional Strategy, and to attach a level of uncertainty to the lands thereafter which is highly
prejudicial and inappropriate. The statements in the Draft Direction relating to regional retail objectives are
not supported by analysis and are inappropriately pre-empting the outcome of a democratic process in the
review of the RPGs and inappropriately launchuing a collateral attack on designations in respect of which no
Draft Direction issued on 2 previous plans. The Draft Direction is not only attacking the current zoning
objectives but is launching a collateral attack on the RRPGs adopted in 2008 and subsequent plans made
consistent with the RRPGs. The Department did not issue a Draft Direction in respect of those plans and it
is acting inconsistently to launch a collateral attack on those designations now.

RPS has confirmed that identified flood zones do not impact on connectivity or accessibility within the
lands or between the lands and the rail station and the established urban area.

It is inevitable that significant urban expansion will occur at North Dunboyne. It is appropriate and
consistent with all relevant principles of proper planning and sustainable development that such plan-led
expansion is accommodated. Variation 3 facilitates that pracess. The effect of the Draft Direction, and its
inference in respect of the status of the Level 2 Centre objectives, is to preclude plan-led development
occurring indefinitely and to contravene the requirement of section 31(4)of the Act that the Directive puts in
place a coherent strateqy for the proper planning and sustainable development of the area, to the
detriment of the GDA Metropolitan Area, the county, the town, its hinterland and its resident population,
and the achievement of nationa! and regional development objectives.
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INTRODUCTION

Overview

SYSTRA Ltd ware commissioned by McGarrell Reilly Group to undertake a review of the
transport appraisal work undertaken to date for the proposed site development
framework plan at Pace, Dunboyne, County Meath. SYSTRA were also requested to
provide guidance on the future transport planning and modelling requirements to allow
for a comprehensive transport assessment of the area.

The transport appraisal undertaken to date includes an assessment of the M3 pace
Jjunction by Cronin Sutton Consulting on behalf of McGarrell Rellly Group and a strategic
transport assessment of future land use proposals for Dunboyne by AECOM on behalf of
Meath County Counclil.

This review of the above transport assessments focusses on the following:

O  Key assumptions made {levels of development, trip generation, trip distribution,
etc.);

G Findings and recommendations made; and

o] Recommendations for future transport assessment work.

Review of Transport Assessments
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2. STRATEGIC TRANSPORT ASSESSMENT qv St rA

UNDERTAKEN BY AECOM
2.1 Overview
2.1.1 AECOM were commissioned by Meath County Counci! to conduct a Strategic Transport

Assessment of the zoned lands at Pace. This work was carried out as part of a Land Use
and Transport study in 2009 and then updated in response to a variation (called Variation
2} of the Meath County Development plan in 2014. The work carried out can be
summarised as fallows:

O  An !ntegrated Framework for Planning Land-Use and Transportation {IFLPUT) for
the Dunboyne / Clonee / Pace corridor was developed in 2009. The IFPLUT Plan
proposed that, for Phase 1, future growth would be focused initially an Dunboyne.
During Phase 1, it was proposed that a Strategic Development Zone (SDZ)
application would be prepared by Meath County Council to guide the build out of
Pace, setting out a phased, sequential approach to the development of Pace as a
new settlement, centred on Pace rail station. It was considered that Phase 2 of the
IFPLUT plan would then be centred on the build out of Pace in accordance with the
SDZ, thereby delivering the preferrad land use scenario. Some of the technical work
from this study was incorporated into the development of Meath's Dunboyne,
Clonee and Pace Local Area Plan, 2009 - 2015.

©  Meath County Council then developed revised future land-use proposals for the
area in 2013/2014 (Variation 2 of Meath County Development Plan). This took
cognisance of the changes In the local and national economic climate and the aims
outlined in Meath’s County Development Plan 2013 — 2019 {(January 2013). AECOM
undertook a high level transport assessment of the land use proposals and
ascertained that, with some investmeant in Public Transport and the National and
Local road network, the proposed quantum of development could be catered for in

the area.
2.2 Review of Strategic Transport Assessment Approach and Key
Assumptions
221 Trip Generotion / Land Use Assumptions:

©  The Strategic Transport Assessment for Variation 2 of the Meath County
Development Plan contained a2 number of specific land use development
assumptions for Dunboyne and the surrounding areas.

O  These development levels were then converted car trips using established trip
generation Rates.

222 Trip Distribution:

O  The trip distribution for new development traffic has bean taken from the existing
distributions of nearby developments in Dunboyne and the surrounding area.
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2.2.3

2.24

225

2.2.6

Moduol Split:

o

The modal split for development traffic is based on a detailed analysis of existing
Census data for the area and assumed a similar moda) split for the future year tests.

Forecasting (Future Year Background Traffic Growth):

o

Relevant future year traffic growth rates have been derived fram the future year
(2030 & 2050) TIl National Transport Models {(NTM).

Modelling / Assignment:

v}

The transport modelling of the forecast trip levels has been undertaken using a
Local Area Model (LAM) which was developed using SATURN Highway simulation
software and is based on a cordoned model taken from the Transport Infrastructure
ireland (TN) NTM base model. This cordoned model was refined with additional
detail added where necessary to ensure the physical characteristics of the road
network were reflective of the existing network in the area at the time of model
development.

Proposed Mitigation:

o

The high level assessment carried out by AECOM and Meath County Council
concluded that this quantum of development could be accommodated if it was
accompanied by certain improvements to public transport and the national and
local road network. Some of the key improvements recommended were:

o Upgrades to the Clonee Interchange;

o Upgrades to the Pace interchange; and

L] Local Road Schemes - e.g. internal Roads and new access arrangements, a
Durbeyne Eastern Bypass, among others.

Summary of AECOM Strategic Transport Assessment Review

The transport assessment undertaken by AECOM and Meath County Council adopted an industry
standard approach to conducting a Strateglc Transport Assessment. The assumptions used in relation
to trip generation, distribution and mode share are based on rellable existing data sources.
Furthermore, the model development and assignment processes undertaken are In line with Transport
infrastructure Ireland {T1i) Project Appraisal Guideline (PAG) recommendations. The work undertaken
by AECOM on behalf of Meath County Council, therefore, provides a robust transport assessment of
Variation 2 of the Meath County Davelopment Plan 2013 -2019.

Review of Transport Assessments
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3. M3 PACE JUNCTION ASSESSMENT qu-t rA

UNDERTAKEN BY CRONIN & SUTTON

3.1 Overview

3.1.1 Cronin & Sutton Consulting Engineers were commissioned by McGarrell Reilly Group to
prepare a Jjunction capacity assessment report for the proposed site development
framawaork plan at Pace, Dunboyne, Co. Meath. The objective of this assessment was to
determine the existing and future capacity of the M3 Pace Roundabout and to determine
the mitigation measures required for the Framework Plan to be accommodated.

3.2 Review of Strategic Transport Assessment Approach and Key
Assumptions
321 Trip Generation / Land Use Assumptions:

O  The proposed Framework Plan for the lands at Pace, assumed in the Cronin &
Sutton Assessment, includes the following land uses:

Residential;

Science and Technology;
Retail Warehouse; and
Retail Centre.

O  The trip generation rates for the assessment have been based on data extracted
from the TRICS {Trip Rate Information Computer Systemn) database for similar land
uses and locations to those of the proposed development site.

3.2.2 Trip Distribution:

Q It has been assumed that 80% of all development traffic will use the M3 Pace
Roundabout to origins and destinations in the north, south and east.

3.23 Modal split

o A car mode share of 50% has been used in this assessment. This mode share is
based on an analysis of Census 2011 data which found that 63% of all trips to work,
school or college in Co. Meath use private car. A lower car mode share was applied
to this site based on its close proximity to Pace Railway Station (less than 200M)
and a number of relatively high frequency bus services.

324 Forecasting (Future Year Background Traffic Growth):

=] Future year background traffic levels have been calculated using NRA 2002-2040
Traffic Forecasts for Non-national roads. In the interests of robustness, forecast
traffic figures for the P&R site at Pace taken from a 2008 study by Waterman and
Boreham have also been added to the future year background traffic growth
figures.

3.2.5 Modelling / Assignment:
©  Thetrips calculated using the trip generation and distribution assumptions outlined

above have been used in a capacity assessment of the Existing M3 Pace junction for
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the PM peak period (busiest peak period) using ARCADY. ARCADY Is an industry
standard piece of software used to predict capacities, queues, delays and accident
risk on roundabouts.

326 Recommended Mitigotion:

©  Anumberof recommended mitigation measures have been assessed using ARCADY
Software, The measures assessed include:

®  The addition of a number of slip lanes so that traffic can avoid the Pace
Roundabout;

B The additional of a dedicated merge-ramp, joining the R157 to the M3
Southbound; and

s Full signalisation of M3 Pace Roundabout.

3.2.7 The analysls found that the inclusion of some or all the proposed mitigation measures will
lead to improved performance of the junction and allow the junction to operate within
capacity for the tested year (2025) and time periods (PM Peak).

Summary of Cronin & Sutton Junction Assessment Review

The analysis of the M3 Junction at Pace, undertaken by Cronin & Sutton, contains a number of
assumptions relating to trip generation and distribution which are based on first principles approaches
using reliable data sources (e.g. TRICS, CSO Census 2011, Traffic Counts etc.). Whilst these assumptions
are adequate for the assessment undertaken it is recommended that a more comprehensive approach
is taken for future assessments, in line with that which is described below in Section Five of this note.

The estimated future year trip levels have been assessed using ARCADY to evaluate the performance
of the M3 Pace roundabout with the proposed development Framework Plan in place. This assessment
concluded that, with the Iintroduction of a number of mitigation measures, the Pace Roundabout will
operate within capacity in the future year of 2025 with the proposed development levels. However,
further work, in the form of a full traffic and transport assessment, Is required at detailed plan stage
to fully establish the impacts of the proposed development on the surrounding road network at a local
and strategic {evel for all modes of transport.

Review of Transport Assessmernts
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4. RECOMMENDED NEXT STEPS qu-c rn

4.1 Intraduction

4.1.1 To ensure that the development of the zoned lands at Dunboyne takes place in a
sustainable manner and in accordance with planning guidelines it will be necessary to
demonstrate that the developmant will be well integrated with the existing services and
community in Dunbayne, encourages sustainable travel and has a minimal impact on the
surrounding road network. To build on the work undertaken to date, and in advance of
the development of the zoned lands at detailed planned stage, it is recommended that
the following tasks be completed:

O  Astrategic, multi-modal, transport modelling assessment;

O  Microsimulation modelling;

0 Development of a Mobility Management Plan; and

o) Preparation of a Traffic and Transport Assessment Report.
4.2 Strategic Multi-Modal Transport Modelling Assessment
4.2.1 Use of the East Regional Madel (ERM):

©  The National Transport Authority’s recently completed ERM is an all-day transport
modal including all of the main surface modes of travel. The ERM is the ideal tool
far assassing the potential number of trips to the future development by private
car, bus, rail, walking and cycling. It is recommended that the zoned lands at
Dunboyne, using a number of phased development strategies, should be assessed
using the ERM for an Opening Year and Horizon Year.

©  These model tests should also include other proposed land use and transport

proposals in Dunboyne and the wider greater Dublin Area and include the following
steps:

[ Meat with the NTA modelling team to explain the scope of our study and
formally request use of the ERM for testing the development.

s Set out the phases to be tested for the development and the phasing of the
planned network infrastructure {walking, cycling, PT and roads).

L Set up test strategies in ERM which could include (to be agreed during
inception):

" Base Year Model;

. Opening year - Without Develepment and with planned network
improvements;

u Opening year - With Development and with planned network
improvements;

Horizon year - Without Development and with planned network
improvements; and

L Horizon year - With Development and with planned network
improvements.

4.2.2 it is important to ensure that cumulative impacts are taken into account and therefore
the test strategies will need to include other proposed land uses in Dunboyne (e.g.
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425

4.2.6

4.2.7

4.2.8

Pharmaceutical plant). The strategies will also include other proposed transport measures
in the town as well as proposals contained in the wider Greater Dublin Area 2016-2035.

As part of the modelling analysis, an assessment framework for reviewing the
performance of the proposed developments should be created. An example of some of
indicators to be included in this framework are:

© % of trips carried out by sustainable modes;
© % increase in traffic on the M3 during peak traffic periods; and
©  Number of key junctions at, or close to, capacity etc.

By assessing the model results in such a way, in cases where the strategies fall short of
the agreed KPI’s, additional mitigation measures may be developed which could include
improvements to the transport network or further recommendations to be contained in
the Mobility Management Plan (See balow).

Use of TiI's Nationol Transport Madel:

(s ] Given the proximity of the development to the M3 interchange at Dunboyne, it is
recommended that a parallel strateglc modelling exercise be undertaken to raview
traffic flows on the M3 with and without the development. It is advised that this
exercise be performed by AECOM who are currently on the TH transport planning
framework.

Use of Microsimulation Modelling:

©  Following completion of the strategic modeling exercises detailed above, it is
recommended that a micro-simulation modelling exercise he undertaken for the
maln access routes for the development as well as the M3 interchange at Pace. This
exercise will assess the operational perfermance of the interchange in the context
of the propesed developments and will help identify the need for any additional
mitigation measures.

Develop Mobility Monagement Plan;

©  Finally, a mobility management plan should be developed for the proposed
developments. The central aim of a MMP is to devise a package of sustainable
transport measures to reduce the demand for car travel and increase the
attractiveness of alternative modes. Effective MMP's can bring about tangible
benefits for the entire community, as well as reducing pressure on the transport
network. A MMP will be an essential component of the overall masterplan.

Traffic and Transport Assessment Report
0 Once all of the above tasks have been completed it is recommended that a

standalone Transport Assessment Report is prepared detailing the outcome of all
of the analysis undertaken.

Review of Transport Assessments
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5.1.1

512

CONCLUSION

In conclusion, following a review of the two transport assessments undertaken to date
{i.e the M3 Pace Junction Assessment by Cronin and Sutton and the AECOM Strategic
Transport Assessment), it is considered that they provide a robust preliminary estimation
of the likely traffic impacts resulting from the development of the zoned lands at Pace
thereby providing a reasonable starting point for future transport assessments for the
area,

When progressing to detailed planning stage it is recommendad that further detailed
work is undertaken to understand the multi-modal transport requirements, traffic
impacts and any mitigation measures which may be necessary as a result of the proposed
development in the area. It is recommended that this additional work includes use of the
NTA's East Regional Model in combination with TII's National Road Model. This should be
accompanied by the development of a Mobility Management Plan and a Sustainable
Access Movement Strategy for the area. The scoping of this additional assessment should
be agreed with the relevant authorities including Meath County Council, Tl and NTA.

Review of Transport Assessments
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West Pler Business Campus, Dun Laoghalre, Co. Dublin, A9E NET7, Ireland
T +353 {0)1 488 2900 E Ireland@rpsgroup.com W rpsgroup.comfireland

Alex Walsh
Development Director
McGarrell Reilly Group
Second Floor,
Garryard House,
Earlsfort Terrace,
Dublin 2

13" July 2016

Our Ref. MDWO0758L10002

Re: Dunboyne - Flood Risk Assessment - Clarification

Dear Mr Walsh,

RPS has been appointed to undertake a detailed Flood Risk Assessment for the purposes of the
Masterplan required under Variation 3 and subsequent planning applications. This study will ascertain
the level of flood risk to the existing road connections adjacent to the development lands. This
information will then be used to ensure that the detail plan stage is co-ordinated with the results from
the Flood Risk Assessment.

The lands have a number of connection points to the existing town, including the Distributor Road and
the Kennedy Road connection. According to the results of the Tolka Flooding Study (2003), the Kennedy
Road is not impacted by the 1% Annual Exceedance Probability (AEP) floodplain. The flood mapping for
the Tolka Flooding Study shows lands that were used to construct the distributor road as flooding.
However this road was constructed since the study was completed on a large embankment in the areas
that are shown as being at risk of flooding. It would therefore be expected that this road is not impacted
by the 1% AEP floodplain. This will be assessed further during the detailed Flood Risk Assessment and
reported on as part of this study.

We are satisfied that the connectively of the zoned development lands to the Rail Station and the Town
Centre can be planned at detail scheme stage, to ensure that it will not be impacted by the 1% AEP
flood event.

Yours sincerely,

Coror Wl

Conor Delaney BEng MIEI
For and on behalf of RPS

Dublin | Cork | Galway | Siiga

RPS Group Lim ted, reg stered in Ireland No. 91911 @ @ @
RPS Consu'ting Eng nears LUimited, registared in ireland No. 161581

ﬂ (| ) ENGINEERS

APS P:anning & Environment Limited, registared n lreland No 160151 | o VAN @lQNets i [RELAND
RPS Engineering Services Lim ted, reg stered in Irefand No 99755 ST T | Ao W Tt | ey v Wm Inam v
The Registered off'ce of each of the above compan es 's West Pier NSAI Certitied | NSAI Cariified | MSAI Cevtified

Bus.ness Campus, Dun Laoghare, Co. Dubtn, AS5 N6T7



{slem

Combhairle Chontae na Mi
Halla an Chontae, An Uaimh, Contae na Mi

Fon: 046 — 9097000/Fax:046 — 9097001

Meath County Council
County Hall, Navan, Co. Meath
Tel: 046 — 9097000/Fax: 046 — 9097001
E-mail: info@meathcoco.ie
Web: wiwww.meath.ie

R-phost; infa@meathcoco.ie
Web: www.meath.ie

Mr. Sean Clarke RECEIVED
Administrative Officer, PLANMING DEPT.

Planning Department,
Meath County Council, "
Buvinda House, 13 JuL y

Dublin Road, Counter | |
Navan,

Co. Meath Reference No.

C15 Y291 13" July 2016

RE: DRAFT MINISTERIAL DIRECTION ON VARIATION NO. 3 OF THE
MEATH COUNTY DEVELOPMENT PLAN 2013 - 2019

Dear Sir,
1.0 Introduction
11 We, the Elected Members of Meath County Council, refer to the matter of the Draft Minisierial

1.2

Direction in respect of the proposed rezoning of land at Dunboyne North under Draft Variation No. 3
and wish to make the following submission.

The Meath County Development Plan 2013-2019 identified two key socio economic deficiancies i e
the extent of outbound commuting and the lack of employment opportunities in the County. The
Council embarked on an evidence based approach to addressing these Issues by firstly preparing
an Economic Strategy which was completed in 2014. The spatial implementation element of the
Strategy comprises of Variation 3 of the County Development Plan and marketing consultants have
been recently appointed to deliver on the employment targets set out in the Stralegy. PCMA
Consultants, John Spain and Assoclates and Jim Devlin of FT1 Consultants were retained by the
Council to prepare the Economic Strategy and the Spatial Implementation Plan. The foregoeing
provides background to the process and sels out the rationale for the Council's intervention in the
economic future of the County as envisaged in ‘Putling People First 2012 ' and the Local
Govemment Reform Act 2014 which requires local authorities to lake a lead role in economic
regeneralion and employment creation. Part of this process included a collaborative approach with
officials from the Department of Environment, Community and Local Government and other
stakeholders including IDA, Enterprise Ireland and Chambers of Commerce who participated in the
work of the Internal Technical Working Group for the preparation of the Economic Stratagy.

The Elected Members as part of the statutory process of the variation considered the contents of the
submission of the Department of Environment of 27" January 2016. The Chlef Executive wrote to
the Principal Planning Advisor at the Department of Environment on 13™ April 2016 stating as
follows: 7 am satisfied to confirm on behalf of Meath County Council that we have complied with all
your requests regarding all matters under our direct control’ The Executive of the Council obtained



1.3

2.0

2.1

2.2

23

24

Senior Counsel oginion in respect of the content of the submission of the Depariment of
Environment of 18" April 2016 as it related to the Dunboyne North/Pace lands and sald opinion
stated that it was not open to the Elected Members to consider the contenis of same at the
amendment stage of the process.

The development of the subject lands for a ‘five work’ community s fully supported by the Elected
Members and the Executive of Meath County Council, the Planning and Economic Development
Strategic Policy Committee and the Meath Economic Forum.

Variation No. 3 of the Meath County Development Plan 2013 - 2019

The key purpose of Variation No. 3 of the Meath County Development Plan 2013 - 2019 is to alig
the County Development Plan with the key tenets of the Economic Development Strategy for County
Meath 2014 — 2022, as they relate to statutory land use planning.

The Economic Development Strategy is a very important strategy for the future sustainable
development of County Meath. It identifies a number of important trends within the County, which
impact on its economic performance, including a narrow base of economic aclivities in largely
traditional areas, an FDI deficit, low penetration of knowledge-orientated aclivities (such as IT and
professional services) and substantial skills leakage due to commuting trends from the County. It
sets out an ambitious strategy which aims to foster economic development within the county,
improving its attractiveness as a location for FDI presence and also creating jobs in order to address
high outward commuting patterns. Both the Executive and Elected Members of Meath County
Councii are fully committed to implementing this Strategy.

Dunboyne is identified in the Strategy as one of five key settiements within the county where the
advancement of sirategic employment sites is recommended. The employment component of the
live work community is the sirategic site identified by the Economic Straiegy. It is the only such
location in the county which is also within the Metropolitan Area of the National Gateway, as defined
by the Regional Planning Guidelines 2010-2022. it benefits from excelient public transporf—
infrastructure as well as access to skills. Dunboyne is identified by the Regicnal Planning Guidelines-
2010-2022 as a Large Growth Town projected to grow 1o 30,000 persons. The current population as
recorded by the 2011 census is less than 9,000 persons.

We are very happy to report the fact that the Economic Development Strategy is already being
successfully implemented and major new jobs have been announced for the area (please refer to
map no 1 which accompanies this submission which is an extracl from the Dunboyne/Clonee
Growih Corridor Strategic Framework Guidance). The announcement by UK company Shire earlier
this year will see new investment at Piercetown, just north of the proposed development, in the
immediate environs of Dunboyne North. The Shire facility will be active in bio-pharma
manufacturing on a 120-acre site and will see 400 highly skilled jobs created in the area over the
next four years, with an additional 700 jobs being created during the canstruction phase.’
Development of the Plercetown lands located as they are, further north than the lands subject

1

The Shire announcement has been tha largest FDI jobs announcement by the IDA so far this year — please refer to the

recent |DA prass release /DA freland Reports Strong First Half to 2016 (hitp:/iwww.idaireland.com/newsroomiida-sirona-2016/).
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3.0

3.1

a2

33

matter of this Draft Direction, renders the Dunboyne North/Pace lands, as effectively an infill site in
Planning terms.

Also earlier this year, Avoca announced their plan to open its largest retail facility in Ireland at
Dunboyne North, on the other side of the M3 to the development lands under consideration. This
will see the creation of 80 jobs at the relall site in Dunboyne. Aramark, which acquired Avoca in
2015, is planning to build a European operations centre, with an estimated 500+ jobs at the site next
to the M3 Parkway Rail Station. This would comprise the first planning application on the lands as
identified by the requirements of the Master Plan confained within the variation documentation.

These critically important new investments for the area and for County Meath illustrate the jobs
potential of the County, which is now being positioned as a cost-competitive |ocation within the new
EMRA Region. These new investments also show that the countly is building critical momentum in
regard to high skilled jobs, given that Facebook have commenced development of a major
interational Data Centre in Clonee, County Meath. The wider international economic context, which
is highlighted in the Economic Development Strategy for County Meath has come into sharp focus in
recent days following the outcome of the Brexit vote in the UK. As shown in the Economic
Development Strategy, the enterprise base of County Meath is to a very large extent characterised
by traditional manufacturing, with a relative paucity of FDI and knowledge-oriented economic
activities when compared with the rest of the country. With the fal! in the value of sterling against
the euro and the uncertainty over the UK's trading position with the EU now a real threat to Ireland’s
economic future, there is now an especially significant threat to jobs locally in Meath, as the UK
constitules the largest export market to large enterprises based in the County operating in food
processing, engineering and furniture elc. This stark fact and threat underscores the urgent need
for the economic base of County Meath to be broadened, as highlighted in the Economic
Development Strategy and the lands under consideration are instrumental in that regard.

Response ta the Draft Ministerial Direction

The Draft Ministerial Direction outlines that both the Department and the Minister are of the view that
the Meath County Development Plan 2013 — 2019 is not in compliance with the requirements of
8.12, 5.13 and s.28 of the Planning and Development Act 2000 (as amended). Sections 12 and 13
of the Act require that, in decision making on development plans, Elected Members 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 authorily in the area and any

relevant policies or objeclives for the time being of the Government or any Minister of the
Government.

Dunboyne enjoys the benefits of having two train stations — M3 Parkway Rail Station and Dunboyne
Rail Station — and there is also a high quality road network in the area, providing national and
regional connections. The M3 Motorway connects Dublin to Cavan and beyond and it also pravides
direct and convenient access io the M50 Motorway, which in turn connects to the M1, N2/M2,
N4/M4, N7/M7 and the M11. Dublin Airport and Dublin Port are also within a 30-minute drive.

The intention for Dunboyne North is to facilitate the creation of a strategic employment hub and
sustainable community, based on sustainable development principles. The main goal is to maximise
the benefit of high quality public transport infrastructure (currently under utilised) in the area and io
support the development of a high-quality employment campus and associaled sustainable
residential uses. Taking into consideration it's highly sustainable location, i's idenfification as a

3
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strategically important location for employment development and the opportunities it presents in
terms of facllitating substantial economic growth, we are of the view that the proposed rezoning is in
keeping with the proper planning and sustainable development of the area.

The Drafl Ministerial Direction cites Section 2.7 of the Spatial Planning and National Roads (2012)
Guidelines, produced by the National Transport Authority, advocating that a “comprehensive traffic
assessment of such proposals [the proposed zoning of lands at Dunboyne North] to ensure the
avoidance of any adverse impact on the national road infrastructure must be provided’. The
Direction goes on to state that “the approach required by the Spatial Planning and National Roads
Guidelines has not been followed... and the zoning has the potential o generale iraffic volumes lo
limit the operation of the nearby national motorway interchange.” Having reviewed Section 2.7 of
Spatial Planning and National Roads, we note that there is no explicit requirement for a
comprehensive traffic assessment i¢ be underfaken at the Development Plan stage. Rather, the
Guidelines outline that planning authorities must “exercise particular care in their assessment of
development plan proposals relating to the zoning of locations close to interchanges, where such
development could generale significant additional traffic with potential to impact on the national
road.” This includes ensuring that such development which is consistent with planning policies can
be catered for by the design assumptions underpinning such junctions and interchanges.

The lands at Dunboyne North are currently zoned for a more intensive form of mixed use
development, including a new Town Centre development of a similar scale to Blanchardstown Town
Cenire, Dundrum Town Centre and Liffey Valley Shopping Centre. They have been so zoned since
2009. In fact, the current zoning of the lands, which the Draft Direction seeks to re-impose, would
have a greater impact on the M3 Motorway than the proposed zoning.

The Elected Members of Meath County Council are not aware of any other County Council in the
State having been requested to undertake such a detailed level of traffic impact assessment at the
Development Plan siage, for an individual site rezoning proposal, as is suggested is required within
the Drafi Ministerial Direction. For example, Fingal County Gouncil has proposed under its Draft
County Development Plan 2017-2023 to rezone a very substantial amount of land for employment-
related development close to the junction of the M50 and the M2. Furthermore, South Dublin County
Council recently zoned additional lands for employment-related development close to the junction ok
the M50 and the M4, as part of its new County Development Plan. We are not aware that any
detailed transport assessment of the proposals, of a comparable scale to that currently advocated,
was undertaken in either instance. The Draft Ministerial Direction seems to take an inconsistent

appreach in this instance, suggesting that a greater level of assessment is required in County Meath
than is the case elsewhere.

In any case, the Council's Executive is working with Transport Infrastructure Ireland to investigate
the potential impacts of the County Development Plan, including Draft Variation No. 3, on the M3/N3

corridor and any requirements for improvements to the strategic road network identified will be
addressed.

The draft Direction, also seems to take no cognisance of the very significant fact that the lands at
Dunboyne North are served by a newly constructed railway line and station, M3 Parkway,
comprising 1200 car parking spaces, making it a panticularly suitable location for employment and
residential activity. The parkway rail station and associated car park are significantly under utilised.
This is a significant omission from the Draft Direction. The Executive have advised the Elected
Members during the variation process that traffic consultanls, Aecom, have been retained by the
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Council and are lasked wilh providing an overview of the existing traffic and transport situation in
Dunboyne. Aecom, based on this analysis will then advise how the transport network can respond
in the future to development proposals on a planned incremental basis. Aecom will outline a robust
sirategy based on their professional opinion and knowledge of previous studies In the locality on
how increased traffic arising from the 'live work’ community proposed for Dunboyne North and ather
lands subject of the variation can be successfully managed.

Each planning application is considered on its own individual merits and it would be the
responsibility of the developer to demonsirate the acceptability of any proposal. Statutory

consultees, including the NTA and TIlI, will be consulted on any application, as required by the
relevant regulations.

Outside of within Dublin, Meath experiences the highest level of outbound commuting of workers in
the State. At the last census in 2011, 32,942 or 54% of the county’s workforce commuted out of the
county far work, with 76% of these commuters working in Dublin. Such is the extent of outbound
commuting that there are almost as many people living in Meath but working in Dublin as there are
living and working in the county. The overarching intention of zoning proposed in this area is to
target FDI development opportunities on lands zoned in the area of the M3, including at Dunboyne
North, where there is a history of such major employment developments being delivered. Delivery of
FDI development will almost certainly reduce the level of outbound commuting experienced as
outbound commuters represent a major talent pool for FDI companies investing in the county and

are a key selling point for the county, with over 41% of those commuting holding third-level or higher
educational attainment.

The impact on the M3 would be positive, reducing the level of commuter traffic currently using the
road. This is because significant usage of the M3 by commulers bound for Bublin would decrease
through the creation of substantial new employment opportunities within Meath, intercepling existing
commuters and reducing the need for workers to travel further along the M3, into the most
congested sections of the Motorway closer to Dublin City Centre.

The proposed zoning of these lands will result in significantly less traffic generation than would be
the case were the currently planned Level 2 Retail Centre lo be provided at Dunboyne North. Level
2 Retail Centres (for example Blanchardstown and Dundrum Town Centres and Liffey Valley
Shopping Centre) generate significant traffic levels as they altract visitors from across the region
and indeed the nation. The proposed ‘live work community’ concept would result in a sparser use of

the M3 motorway, with less pressure being placed on both the Black Bull and Dunboyne North/Pace
Junctions,

The lands are located in very close proximity 1o a high quality public transport corridor. M3 Parkway
will provide a reliable alternative to the private car for people living and working at Dunboyne North.
With the completion of the Luas Cross City to Broombridge Station, Dunboyne North will be
connected by rail to the rail and tram network of the GDA, in a highly transporst efficient and
integrated manner. As has been already outlined, the Council's intention is that employment
creation on these lands will intarcept commuters who currently leave the county for work and it is
logical that the Council should seek o direct this type of development to areas which are accessible

by public transport. This is a significant advantage of the Dunboyne North lands, which is not
available elsewhere in County Meath.
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In relation to the current zoning of the lands, we note that the Draft Ministerial Direction indicates
that the new Regional Spatial and Economic Strategy for the region may include a “review of the
long terrn Level 2 retail designation at Dunboyneg” The Direction suggests that the absence of any
development on these lands to date may be a viabllity issue, given its close proximity to the
Blanchardstown Centre in Fingal, also suggesting that the proposed rezoning of the lands is based
on the regional retall designation of Dunboyne, that has now been translated into separale ‘isolated’
residential Objective ‘A2’ and employment Objective ‘E1/E3' zonings. This statement Is not accepted
as belng accurate. It also appears to pre-empt the future decision making role of the constituent

members of EMRA in regard {o these matters. We, the Elected Members view this statement with
concern,

The proposed rezoning of the lands is not based on the regional retail designation of Dunboyne;
rather it is based on the recommendations of the Economic Development Sirategy and it involves a
fundamental reconsideration of the most appropriate future use of the lands in that context. If there
were to be a review of the long term Level 2 refall designation at Dunboyne as part of the new
RSES, as the Draft Direction suggests, there would be a requirement to put in place a strategy for

the alternative development of these strategically important lands; this is precisely what Draft
Variation No. 3 seeks to do.

In relation to the origin and rationaie for the proposed allocation of 500 housing units to Dunboyne
North, attention is firstly drawn to the fact that the 2-year Progress Report on the County
Development Plan identified that there are now 641 multiple housing units less committed in the
county than when the table was originally prepared. Given the well-documented and significant
housing shortage within the Greater Dublin Area, it is considered o be of paramount importance
that lands which can sustainably accommodate the identified shortfall are identified and brought
forward for development. National planning guidance provided policy direction in this regard by

allocating a higher percentage of core strategy dwelling unit numbers to the Metrapolitian Area at
the expense of the Hinterland Area.

The Meath EMRA Assembly Members met with EMRA's Director and Senior Planner on the 6™ July
2016. This meeling was also attended by the Council's consultants John Spain and Pa
McCloughan who briefed the meeting on the planning and economic background to the Variation. A
robust discussion followed on current economic challenges to the area including Brexit. 1, as the
current Chair of Meath County Council and a member from the Ratoath Municipal District cutlined in
detail the significant issues being raised by constituents on a daily basis regarding housing supply in
the Dunboyne Area. This includes a serious lack of available rentable properties for young couples. |
also advised that only 13 commencement notices had been lodged in Dunboyne since early 2014
and thal while there are a number of large scale sites with phase 1 residential zoning developers are
not willing to move or the land owners have no interest in developing their lands. The Members
expressed the view that the current Regional Planning Guidelines are well out of date. At this
mesting John Spain advised on the concept of ‘live work communities’ as being a weil established
planning principle in an Irish planning context, having formed a key aspect of the Adamsiown,
Clonburris, Cherrywood and Monard Strategic Development Zones. These SDZ sites are framed
around the concept of being a highly sustainable, dense, mixed-use community, focused on key
public transport nodes. He indicated that there Is further evidence of this approach available by
reviewing recenl zoning of lands at Woodbrook, Dun Laoghaire Rathdown. Woodbrook and Monard
lands are physically separated from the nearest adjoining setilement and their zoning for
development has demonstrated the acceptability in principle of identifying lands in close proximity to
a public transport corridor for residential development, even though these lands are not connected
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to the nearest settlement. In both of these instances it has obviously been accepted that there is an
inherent sustainability in directing residential development to locations proximate to high quality
public transport infrastructure.

The Draft Ministerial Direction slates that “this proposed housing would be detached and dislant
from the established social, community and other Infrastructure of the town. A new residential
zoning/development significantly to the north of the established town at Pace (1.5-2km) would be a
clear breach of the sequential approach to the zoning of lands identified in Section 4.19 of the
Development Plan Guidelines (2007)...The planning guidelines on Development Plans stale that
2Zoning should ‘extend out from the centre of an urban area, with undeveloped lands closest to the
core and public transport routes being given preference.”

The Draft Direction does not take into account the fact that the Development Plan Guidelines for
Planning Authorities also advocate, at Section 3.11, pursuing opporiunities for synergies between
land-use and transport planning. It is outlined that “integrated land use and transport planning has a
key role in delivering social, economic, and environmental sustainability” This is of crilical

importance in the current circumsiances because this is exactly what Meath County Council is
attempting to do.

Where all areas of the land proposed to be rezoned for new housing are within approximately 600m
of M3 Parkway (a public transport hub), in a highly sustainable location, we are of the view that the
proposal accords with the principles and spirit of both the Development Plan Guidelines for Planning
Authorities and the Local Area Plan Guidelines In relation to the zoning of land. We therefore believe
that the Dunboyne North lands offer the most sustainable option for the reallocation of this housing
as they provide an excellent opportunity to facilitate a move towards sustainable modes of transport
and they will provide high quality housing in close proximity o a substantial employment location.

The Draft Ministerial Direction considers that the proposal for development at Dunboyne North
constitutes development outside Dunboyne which is inappropriate. The Elected Members of Meath
County Council categorically do not accept that this site is remote from or indeed outside Dunboyne
as it represenis a natural expansion of the town connected by a strategic use of the flood plain as
green infrastructure (incorporating a linear park and walking/cycling routes) delivering robust multi-
modal conneclivity to the town centre. Specifically the Dunboyne/Clonee Growth Corridor Strategic
Framework idenlifies opportunities for creation of a green network of multi user routes to enhance
linkages between the main areas of pianned and exisling housing, work and social activities by the
creation of a green spine or linear park adjacent to the Tolka River thereby jinking the entire corridor
on opposite ends while assisting with climate change adaption. The vision for Dunboyne as contained
within this document shall provide for sustainable rail based consolidation of the expanding Dunboyne
area over the period of the current and future County Development Plans consistent with the town's
designation as a Large Growth Town Il by the RPGs providing major employment uses for an
expanding population of up to 30,000 persons. The utilization of both rail based hubs to facilitate this
growth Is imperative together with the opportunity to provide integration through green infrastructure.
The attached map no 2 also indicaies that the lands are at a minimum equi-distant from the town
centre with the zoned residential land to the south of the town. The entirety of the lands are
furthermore located within the Metropolitan Area and comprise an infill development given the
establishment of substantial employment and services land uses furlher to the north on the opposite
side of the M3. The lands the subject of the Draft Direction are furthermore located within the same
parish as the town centre. It should be noted that based on the Council's experience to date, investors
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see this area as a prime employment location. Recent enquiries from prospective investors to Meath
County Council, ciearly demonstrates the economic and employment potential of the said lands and
the concept of a ‘live work ' community, which is clearly aftraclive to investors, at a time when

accommodation has become even more important in the mix of competitiveness criteria for Foreign
Direct Invesiment.

3.21 Finally, to respond to the requirement to return the lands at Dunboyne North to their current zoning,
transport stakeholders have indicated to the Executive thelr preference to remove the Level Il
objective from the lands. In discussions they express the view that a lower intensity mix of land uses
was preferable because of their concern regarding the potential traffic generation likely to arise from a
Level Il development. The Economic Development Strategy for the county identifies the strategic
importance of the lands to the economic future of the county and the Draft Variation represents al
fundamental reconsideration of the most appropriate future use of the lands in that context. We

consider that the proposed rezoning provides for the proper planning and sustainable deveiopment of
the area.

3.22 Conclusion

This letter is submitted on behalf of the Elected Members of Meath County Councli, in respect of the

Draft Ministerial Direction received in relation to Draft Variation No. 3 of the Meath County
Development Plan 2013 - 2019.

We would request that the contents of this letter, supported by the full membership of Meath County
Council is taken into consideration in the determination of this matter.

Yours sincerely,

Ve Mgl

Clir Maria Murphy
Cathaoirleach, Meath County Council
On behalf of the Elected Members of Meath County Council
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Combhairle Chontae na Mi
Halla an Chontae, An Uagimh, Contae na Mi

Faon: 046 - 9097000/Fax:046 - 9097001

Meath County Council
County Hall, Navan, Co. Meath
Tel: 046 — 9097000/Fax: 046 - 9097001

E-mail: info@meathcoco.ie
Web: wwiv.meath.ie

R-phast: info®@meathcoco.ie
Web: www.meatl.ic

Mr. Sean Clarke ’
Administrative Officer, RE U= IVED

Planning Department, PLARMING DEPT.
Meath County Council,
Buvinda House, 1 3 JUL 2015
Dublin Road,
Navan, Counter ]
Co. Meath
Ci5 Y291 Reference No.

13" July 2016

RE: DRAFT MINISTERIAL DIRECTION ON VARIATION NO. 3 OF THE
MEATH COUNTY DEVELOPMENT PLAN 2013 - 2019

Dear Sir,
1.0 Introduction
1.1 We, the Elected Members of the Ratoath Municipal District of Meath County Council, refer to the

matter of the Draft Ministerial Direction in respect of the proposed rezoning of land at Dunboyne
North under Draft Variation No. 3 and wish to make the following submission.

The Meath County Development Plan 2013-2019 identified two key socio economic deficiencies i e
the extent of outbound commuting and the lack of employment opporlunities in the County. The
Council embarked on an evidence based approach lo addressing these issues by firstly preparing
an Economic Strategy which was completed in 2014. The spatial implementation element of the
Strategy comprises of Variation 3 of the County Development Plan and marketing consultants have
been recently appointed to deliver on the employment targels set out in the Strategy. PCMA
Consultants, John Spain and Associates and Jim Devlin of FTI Consultants were retained by the
Council to prepare the Economic Strategy and the Spatial Implementation Plan. The foregoing
provides background to the process and sels out the rationale for the Council's intervention in the
economic future of the County as envisaged in ‘Pulting People First 2012 * and the Local
Government Reform Act 2014 which requires local authorities to take a lead role in economic
regeneration and employment creation. Part of this process included a collaboralive approach with
officials from the Department of Environment, Community and Local Government and other
stakeholders including IDA, Enterprise Ireland and Chambers of Commerce who pariicipated in the
work of the Internal Technical Working Group for the preparation of the Economic Strategy.
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The Elected Members as part of the statulory process of the variation considered the contents of the
submission of the Department of Environment of 27 January 2016. The Chief Executive wrote to
the Principal Planning Advisor at the Depariment of Environment on 13" April 2016 slating as
follows: 1 am satisfied to confirm on behalf of Meath County Council that we have complied with all
your requests regarding all malters under our direct control.’ The Execulive of the Council obtained
Senior Counsel opinion in respect of the content of the submission of the Depariment of
Environment of 19™ April 2016 as it related to the Dunboyne North/Pace lands and said opinion

stated that it was not open to the Elected Members to consider the contents of same at the
amendment stage of the process.

The development of the subject lands for a ‘live work’ community is fully supported by the Elected
Members and the Executive of Meath County Council, the Planning and Economic Development
Strategic Policy Committee and the Meath Economic Forum.

Variation No. 3 of the Meath County Development Plan 2013 - 2019

The key purpose of Variation No. 3 of the Meath County Development Plan 2013 - 2019 is 1o align
the County Development Plan with the key tenets of the Economic Development Strategy for County
Meath 2014 - 2022, as they relate to statutory land use planning.

The Economic Development Strategy is a very important strategy for the future sustainable
development of County Meath, It identifies a number of important trends within the County, which
impact on its economic performance, including a narow base of economic activities in largely
traditional areas, an FDI deficit, low penetration of knowledge-orientatad activities (such as IT and
professional services) and substantial skills leakage due to commuling trends from the County. It
sets out an ambltious strategy which aims to foster economic development within the county,
improving its attractiveness as a location for FDI presence and aiso creating jobs In order o address
high outward commuting palterns. Both the Executive and Elected Members of Meath County
Councll are fully committed to implementing this Strategy.

Dunboyne is identified in the Strategy as one of five key setllements within the caunty where the
advancement of strategic employment sites is recommended. The employment component of the
live work community is the stralegic site identified by the Economic Strategy. It is the only such
location in the county which is also within the Metropolitan Area of the National Gateway, as defined
by the Regional Planning Guidelines 2010-2022. It benefits from excellent public transport
infrastructure as well as access to skills. Dunboyne is identified by the Regional Planning Guidelines

2010-2022 as a Large Growth Town projected to grow to 30,000 persons. The current population as
recorded by the 2011 census is less than 9,000 persons.

We are very happy lo report the lact that the Economic Development Strategy is already being
successfully implemented and major new jobs have been announced for the area {please refer to
map no 1 which accompanies this submission which is an extract from the Dunboyne/Clonee
Growth Corridor Strategic Framework Guidance). The announcement by UK company Shire earlier
this year will see new investment at Piercetown, just north of the proposed development, in the
immediate environs of Dunboyne North. The Shire facility wil be active in bio-phamma
manufacturing on a 120-acre site and will see 400 highly skilled jobs created in the area over the
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next four years, with an additional 700 jobs being created during the consiruction phase.’
Development of the Piercetown lands located as they are, further north than the lands subject

matter of this Draft Direction, renders the Dunboyne North/Pace lands, as effectively an Infill site in
Planning terms.

Also earlier this year, Avoca announced their plan to open its largest retail facility in Ireland at
Dunboyne Norih, on the other side of the M3 to the development lands under consideration. This will
see the creation of 80 jobs at the relail site in Dunboyne. Aramark, which acquired Avoca in 2015, is
planning 1o build a European operations centre, with an estimated 500+ jobs at the site next to the
M3 Parkway Rail Station. This would comprise the first planning application on the lands as
identified by the requirements of the Master Plan contained within the variation documentation.

These critically important new investments for the area and for County Meath illustrate the jobs
potential of the County, which is now being positioned as a cost-competitive location within the new
EMRA Region. These new investments also show that the county is building critical momentum in
regard to high skilled jobs, given that Facebook have commenced development of a major
international Data Centre in Clones, County Meath. The wider international economic context, which
is highlighted in the Economic Development Strategy for County Meath has come into sharp focus in
recent days following the outcome of the Brexit vote In the UK. As shown in the Economic
Development Strategy, the enterprise base of County Meath is to a very large exient characterised
by traditional manufacturing, with a relative paucity of FDI and knowledge-oriented economic
activities when compared with the rest of the country. With the fall in the value of stering against
the euro and the uncertainty over the UK's trading position with the EU now a real threat to ireland’s
economic future, there is now an especially significant threat to jobs locally in Meath, as the UK
constitutes the largest export market to large enterprises based in the County operating in food
processing, engineering and furniture etc, This stark fact and threat underscores the urgent need
for the economic base of County Meath to be broadened, as highlighted in the Economic
Development Strategy and the lands under consideration are instrumental in that regard.

Response to the Draft Ministerial Direction

The Draft Ministarial Direction outlines that both the Department and the Minister are of the view that
the Meath County Development Plan 2013 - 2019 is not in compliance with the requirements of
8.12, 5.13 and s.28 of the Planning and Development Act 2000 (as amended). Sections 12 and 13
of the Act require that, in decision making on development plans, Elected Members shall be
resfricted 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.

Dunboyne enjoys the benefits of having two train stations — M3 Parkway Rail Station and Dunboyne
Rail Station — and there is also a high quality road network in the area, providing national and
regional connections. The M3 Motorway connecls Dublin to Cavan and beyond and it also provides
direct and convenient access to the M50 Motorway, which in turn connects to the M1, N2/M2,
N4/M4, N7/M7 and the M11. Dublin Airport and Dublin Post are also within a 30-minute drive.

1

The Shire announcement has been the largest FD! jobs announcemeant by the IDA so far this year - plaase refer to the

recent IDA press release IDA lreland Reports Strong First Half lo 2016 (bitp:/ivoww idairgland. com/news room/ida-strong-2016/).
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The intention for Dunboyne Nexth is to facilitate the creation of a strategic employment hub and
sustainable community, based on sustainable development principles. The main goal is to maximise
the bensfit of high quality public transport infrastructure {currently under utilised) in the area and to
support the development of a high-quality employment campus and associaled sustainable
residential uses. Taking into consideration it's highly sustainable location, It's identification as a
sirategically important location for employment development and the opportunities it presents in
terms of facilitating substantial economic growth, we are of the view that the proposed rezoning is in
keeping with the proper planning and sustainable development of the area.

The Draft Ministerial Direction cites Section 2.7 of the Spatial Planning and National Roads (2012)
Guldelines, produced by the National Transport Authority, advocating that a “comprehensive traffic
assessment of such proposals [the proposed zoning of lands at Dunboyne North] fo ensure the
avoldance of any adverse impact on the national road infrasiructure must be provided'. The
Direction goes on to state that “the approach required by the Spatial Planning and National Roads
Guidelines has not been followed... and the zoning has the polential to generate traffic volumes to
limit the operation of the nearby national motorway interchange.” Having reviewed Section 2.7 of
Spatial Planning and National Roads, we note that there is no explicit requirement for a
comprehensive traffic assessment to be undertaken at the Development Plan stage. Rather, the
Guidelines outline that planning authorities must “exercise particular care in their assessment of
development plan proposals relating fo the zoning of locations close 1o interchanges, where such
development could generale significant additional traffic with potential to impact on the national
road™” This includes ensuring that such development which is consistent with planning policies can
be catered for by the design assumptions underpinning such junctions and interchanges.

The lands at Dunboyne North are currently zoned for a more intensive form of mixed use
development, including a new Town Cenlre development of a similar scale to Blanchardstown Town
Centre, Dundrum Town Centre and Liffey Valley Shopping Centre. They have been so zoned since
2009. In fact, the current zoning of the lands, which the Draft Direction seeks to re-impose, would
have a greater impact on the M3 Motorway than the proposed zoning.

The Elected Members of Meath County Council are not aware of any other County Council in the
State having been requested to undertake such a detailed level of traffic impact assessment at the
Development Plan stage, for an individual site rezoning proposal, as is suggested is required within
the Draft Ministerial Direction. For example, Fingal County Council has proposed under its Draft
County Development Plan 2017-2023 1o rezone a very substantial amount of land for employment-
related development close to the junction of the M50 and the M2, Furthermore, South Dublin County
Council recently zoned additional lands for employment-related development close to the junction of
the M50 and the M4, as part of its new County Development Plan. We are not aware that any
delailed transport assessment of the proposals, of a comparable scale to that currently advocated,
was undertaken in either instance. The Draft Ministerial Direclion seems to take an inconsistent

approach in this Instance, suggesting that a greater level of assessment is required in County Meath
than is the case elsewhere.

In any case, the Council's Executive is working with Transport Infrastruciure Ireland lo investigate
the potential impacts of the County Development Plan, Including Draft Variation No. 3, on the M3/N3

corridor and any requirements for improvements to the strategic road network identified will be
addressed.
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The draft Direction, also seems to take no cognisance of the very significant fact that the lands at
Dunboyne North are served by a newly constructed railway line and station, M3 Parkway,
comprising 1200 car parking spaces, making it a particularly suitable location for employment and
residential activity. The parkway rail station and associated car park are significantly under utilised.
This is a significant omission from the Draft Direction. The Executive have advised the Elected
Members during the variation process that traffic consultants, Aecom, have been retained by the
Council and are tasked with providing an overview of the existing traffic and transport situation in
Dunboyne. Aecom, based on this analysis will then advise how the transport network can respond
in the future to development proposals on a planned incremental basis. Aecom will outline a robust
strategy based on their professional opinion and knowledge of previous studies in the locality on
how increased traffic arising from the ‘live work’ community proposed for Dunboyne North and other
lands subject of the variation can be successfully managed.

Each planning application is considered on its own individual merits and it would be the
responsibility of the developer to demonstrale the acceptabllity of any proposal. Statutory
consultees, including the NTA and Til, will be consulted on any application, as required by the
relevant regulations.

Qutside of within Dublin, Meath experiences the highest level of outbound commuting of workers in
the State. At the last census in 2011, 32,942 or 54% of the county’s workforce commuted out of the
county for work, with 76% of these commuters working in Dublin. Such is the extent of outbound
commuting that there are almost as many people living in Meath but working in Dublin as there are
living and working in the county. The overarching intention of zoning proposed in this area is to
target FDI development opportunities on lands zoned in the area of the M3, including at Dunboyne
North, where there is a history of such major employment developments being delivered. Delivery of
FDI development will almost certainly reduce the level of outbound commuting experlenced as
outbound commuters represent a major talent pool for FDI companies investing in the county and

are a key selling point for the county, with over 41% of those commuting holding third-level or higher
educational attainment.

The impact on the M3 would be positive, reducing the level of commuter traffic currenily using the
road. This is because significant usage of the M3 by commuters bound for Dublin would decrease
through the creation of substantial new employment opportunities within Meath, intercepting existing
commuters and reducing the need for workers to travel further along the M3, into the most
congested sections of the Motorway closer to Dublin City Centre.

The proposed zoning of these lands will result in significantly less traffic generation than would be
the case were the currently planned Level 2 Retail Centre to be provided at Dunboyne North. Level
2 Retail Centres (for example Blanchardstown and Dundrum Town Centres and Liffey Valley
Shopping Centre) generate significant traffic levels as they attract visitors from across the region
and indeed the nation. The proposed ‘live work community’ concept would result in a sparser use of

the M3 motorway, with less pressure being placed on both the Black Bull and Dunboyne North/Pace
junctions.

The lands are located in very close proximity to a high quality public transport corridor. M3 Parkway
will provide a reliable alternative to the private car for people living and working at Dunboyne North.
With the completion of the Luas Cross City to Broombridge Station, Dunboyne North will be
connected by rail to the rail and tram network of the GDA, in a highly transport efficient and
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3.14

3.15

3.16

integrated manner. As has been already outlined, the Council's intention is that employment
creation on these lands will intercept commuters who currently leave the county for work and it is
logical that the Council should seek to direct this type of development to areas which are accessible
by public transport. This is a significant advantage of the Dunboyne North lands, which is not
available elsewhere in County Meath.

In relation to the current zoning of the lands, we note that the Draft Ministerial Direction indicates
that the new Regional Spatial and Economic Stralegy for the region may include a “review of the
long term Level 2 retall designation at Dunboyne” The Direction suggests that the absence of any
development on these lands lo date may be a viability issue, given its close proximity to the
Blanchardstown Centre in Fingal, also suggesting that the proposed rezoning of the lands is based
on the reglonal retail designation of Dunboyne, that has now been translated into separale ‘isclated’
residential Objective ‘A2' and employment Objeclive ‘E1/E3’ zonings. This staternent is not accepted
as being accurale. It also appears to pre-empt the future decision making role of the constituent

members of EMRA in regard to these matters. We, the Elected Members view this statement with
concern.

The proposed rezoning of the lands is not based on the regional retail designation of Dunboyne;
rather it s based on the recommendations of the Economic Development Strategy and it involves a
fundamental reconsideration of the most appropriate future use of the lands in that context. If there
were to be a review of the long term Level 2 retail designation at Dunboyne as part of the new
RSES, as the Draft Direction suggests, there would be a requirement to put in place a strategy for

the alternative development of these strategically imporiant lands; this is precisely what Draft
Variation No. 3 seeks to do.

In relation to the origin and rationale for the proposed allocation of 500 housing units to Dunboyne
Narth, atlention is firstly drawn to the fact that the 2-year Progress Report on the County
Development Pian identified that there are now 641 mulliple housing units less committed in the
county than when the table was originally prepared. Given the well-documented and significant
housing shortage within the Greater Dublin Area, it is considered to be of paramount importance
that lands which can sustainably accommodate the identified shortfall are identified and brought
forward for development. National planning guidance provided policy direction in this regard by

allocating a higher percentage of core stralegy dwelling unit numbers to the Metropolitian Area at
the expense of the Hinlerland Area.

The Meath EMRA Assembly Members met with EMRA's Director and Senior Planner on the 6™ July
2016. This meeling was also attended by the Council's consultants John Spain and Pat
McCloughan who briefed the meeting on the planning and economic background to the Variation. A
robust discussion followed on current economic challenges to the area including Brexit. Clir Maria
Murphy as the current Chair of Meath County Council and a member from this Municipal District
outlined in detail the significant issues being raised by conslituents on a daily basis regarding
housing supply in the Dunboyne Area. This includes a serious lack of avallable rentable properties
for young couples. Clir Murphy also advised that only 13 commencement notices had been lodged
in Dunboyne since early 2014 and that while there are a number of large scale sites with phase 1
residential zoning developers are not willing to move or the land owners have no interest in
developing their lands. The Members expressed the view that the current Regional Planning
Guidelines are well out of date. At this meeling John Spain advised on the concept of ‘live work
communities' as being a well established planning principle in an Irish planning context, having
formed a key aspect of the Adamstown, Clonburris, Cherrywood and Monard Strategic Development
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3.17

3.18

3.19

3.20

Zones. These SDZ sites are framed around the concept of being a highly sustainable, dense,
mixed-use community, focused on key public transport nodes. He indicated that there is further
evidence of this approach available by reviewing recent zoning of lands at Woodbrook, Dun
Laoghaire Rathdown. Woodbrock and Monard lands are physically separated from the nearest
adjoining setllement and their zoning for developmeni has demonstrated the acceptability in
principle of identifying lands in close proximity to a public transport corridor for residential
development, even though these lands are not connected lo the nearest settiement. In both of these
instances it has obviously been accepted that there is an inherent sustainability in directing
residential development fo locations proximate to high quality public transpost infrastructure.

The Draft Ministerial Direction states that “this proposed housing would be detached and distant
from the established social, community and other infrastructure of the town. A new residentlal
zoning/development significantly to the north of the established town at Pace (1.5-2km) would be a
clear breach of the sequential approach lo the zoning of lands identified in Section 4.19 of the
Development Plan Guidelines (2007)...The planning guidelines on Development Plans stale that
zoning should ‘extend out from the centre of an urban area, with undeveloped lands closest to the
core and public transport routes being given preference.”

The Draft Direction does not take into account the fact that the Development Plan Guidelines for
Planning Authorities also advocate, at Section 3.11, pursuing opportunities for synergies between
land-use and transport planning. It is outlined that “/ntegrated land use and transport planning has a
key role in delivering social, economic, and environmental sustainability.” This is of eritical

importance in the current circumstances because this is exactly what Meath County Councit is
attempting to do.

Where all areas of the land proposed to be rezoned for new housing are within approximately 600m
of M3 Parkway {a public transport hub), in a highly sustainable location, we are of the view that the
proposal accords with the principles and spirit of both the Development Plan Guidelines for Planning
Authorities and the Local Area Plan Guidelines in relation to the zoning of land. We therefore believe
that the Dunboyne North lands offer the most sustainable option for the reallocation of this housing
as they provide an excellent opportunity to facilitate a move towards sustainable modes of transport
and they will provide high quality housing in close proximity to a substantial employment location.

The Draft Ministerial Direction considers that the proposal for development at Dunboyne North
constitutes development outside Dunboyne which is inappropriate. The Elected Members of Meath
County Councll categorically do not accept that this site is remote from or indeed outside Dunboyne
as It represents a natural expansion of the town connected by a strategic use of the flood plain as
green infrastruclure (incorporating a linear park and walking/cycling routes) delivering robust multi-
modal connectivity to the town centre. Specifically the Dunboyne/Clonee Growth Corridor Strategic
Framework identifies opportunities for creation of a green network of multi user roules to enhance
linkages between the main arsas of planned and existing housing, work and social activities by the
creation of a green spine or linear park adjacent 1o the Tolka River thereby linking the entire corridor
on opposite ends while assisting with climate change adaption. The vision for Dunboyne as contained
within this document shall provide for sustainable rail based consolidation of the expanding Dunboyne
area over the period of the current and future County Development Plans consistent with the town's
designation as a Large Growth Town |l by the RPGs providing major employment uses for an
expanding population of up to 30,000 persons. The utilization of both rail based hubs to facilitate this
growth is imperative together with the opportunity to provide integration through green infrastructure.

7



The attached map no 2 also indicates that the lands are at a minimum equi-distant from the town
cenire with the zoned residential land to the south of the town. The entirety of the lands are
furthermore located within the Metropolitan Area and comprise an infill development given the
establishment of substantial employment and services land uses further to the north on the opposite
side of the M3. The lands the subject of the Draft Direction are furthermore located within the same
parish as the town centre. It should be noled that based on the Council's experience to date, investors
see this area as a prime employment location. Recent enquiries from prospective investors to Meath
County Council, clearly demonstrates the economic and employment potential of the said lands and
the concept of a 'live work ' community, which is clearly attractive to investors, at a lime when

accommodation has become even more imporiant in the mix of competitiveness criteria for Foreign
Direct Investment.

3.21 Finally, to respond to the requirement to return the lands at Dunboyne North to their current zoning,
transport stakeholders have indicated to the Executive their preference to remove the Level I
objective from the lands. In discussions they express the view that a lower intensity mix of land uses
was preferable because of their concern regarding the potential traffic generation likely 1o arise from a
Level il development. The Economic Development Strategy for the county identifies the strategic
importance of the lands to the economic future of the county and the Draft Variation represents a
fundamental reconsideration of the most appropriate future use of the lands in that context. We

consider that the proposed rezoning provides for the proper planning and sustainable development of
the area.

3.22 Conclusion

This letter is submitted on behalf of the Elected Members of the Ratoath Municipal District of Meath
County Council, in respect of the Draft Ministerial Direction received in relation to Draft Variation No.
3 of the Meath County Development Plan 2013 - 2018.

We would request that the contents of this letter, supported by the full membership of Meath County
Council is taken into consideration in the determination of this maiter,

Yours sincerely,

o flenn Jooll
Clir Gillian Toole
Cathaoirleach, Ratoath Municipal District Meath County Council

On behalf of the Elected Members of the Ratoath Municipal District of Meath County Council
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Mr. Niall Cussen, 13" April, 2016.
Principal Adviser,

Forward Planning Section,

Department Environment, Community and Local Government,

Custom House,

Dublin 1.

Re: Variation No.3 Meath County Development Plan 2013-2019
Dear Niall,

I refer to the Department’s submission in the above regard dated 27" January 2016 and [ wish to advise as
follows:

Firstly, I wish 10 acknowledge and thank you for meeting with me yesterday April 12", and also for the
previous meeting held with your staff which was attended by my Director and Senior Planning Staff, As 1
mentioned yesterday they found the meeting to be most helpful and we look forward to continuing to work
closely with the Department in the future,

The full implementation of the ‘Economic Development Strategy for County Meath 2014-2022° of which
Variation No.3 is a key component is of central importance to both the Executive and Elected Members of
Meath County Council. 1 welcome the engagement of the Department in this ongoing process and in
particular the detailed largely positive submission received in respect of the draft variation and as 1 stated
yesterday we have done our uimost to comply as fully as possible with the terms of same.

As we discussed yesterday Variation No. 3 seeks to align the County Development Plan 20132019 with the
main tenets of the strategy and you will recall that I wrote to you previously updating you on the progress
being made by Meath County Council in that regard on 17" July 2014. 1 specifi cally noted in our
correspondence that the Council had been working collaboratively with your staff, and in particular Mr
Bruce McCormack, former Department Inspector for County Meath. I recorded at that time the Councils
gratitude to Bruce for his contribution which is viewed as an essential component to the successful delivery
of this project through his pro-active assistance to and participation in the work of both the internal
Technical Working Group and the Meath Economic Forum.

I stated that Meath County Council was seeking to develop an integrated policy platform based on the
effective synergising of the spatial planning process with the delivery of primary economic objectives in the
national intcrest in order to ensure that Meath could play a greater role in the future development of the
Metropolitan Arca of the GDA in accordance with both the National Spatial Strategy and the Regional
Planning Guidelines. 1 noted at the time that the socio economic profile of the county as identified by the
‘Meath Economic Bascline Study’ carried out by Maynooth University indicated an intercensal population
growth of 13.1% and a fall of 5.2% of total employment. Same is further exacerbated by the highest out of
county commuling in the State with the exception of Dublin and the resultant negative implications for the
quality of life of our communities through the degradation of social capital in the county.

I also sct oul for your attention a separate note on the rigorous evidence based methodology being
implemented and the anticipated outcomes aligned with key employment targets outlined in national policy.
Variation No. 3 thus represents the culmination of an integrated and collaborative process with many



internal and external stakeholders over a considerable time-frame.

The foregoing gives a contextual backdrop to the current variation and sets out the rationale to the Councils
intervention in the economic future of the county as envisaged in ‘Putting People First 2012’ and the Local
Government Reform Act 2014 which requires local authorities to take a lead role in economic regeneration
and employment creation.

A particular focus of the Variation is the identification of strategic employment sites in the main sctticment
centres of the county i.e. Navan, Drogheda and Dunboyne. This approach was strongly recommended to the
Council by Economic and Planning Consultancies Pat McCloughan and Associates (PMCA) and John Spain
and Associates (JSA) as a critical action which the Counci! should pursue.

The focus of said action was to achieve a satisfactory alignment with national support for job creation and
specifically address the identified weakness of the FDI sector in County Meath which constitutes less than
50% of the national average for the sector. In the context of Dunboyne this approach specifically supports
the role of thc Metropolitan Area in County Meath through the redirection of approved bul unused
residential capacity from hinterland areas within the county. I noted yesterday that very little progress was
being made on the residential supply side in the area at present and same is evident by the pronounced lack
of Commencement Notices being received by the Council.

I also noted yesterday that the identification by the Consultants of the key strategic employment site at
Dunboyne North supported by a ‘live work’ community in an access rich multi-modal environment served
by public transport was also strongly supported by the Council's Planning and Economic Development SPC
and the Mcath Economic Forum. The future ‘live work’ community will be master planned in a process that
will be direcily managed by professional planning staff. A key element of this supervised transparent
process will be the requiremcent contained in the draft variation that employment development is front
loaded. This will ensure that the area, in conjunction with other lands in the vicinity, will play its part in
reducing levels of outbound commuting,

In response 10 your requirement that the three key areas listed on page 6 of your submission be responded to
in the context of relevant National and Regional Policy, as the amendments which are on public display until
19" April 2016 illustrate, the Council have complied with your requests as they pertain to the following:

I. Insertion of a spot objective for FDI on lands proposed to be zoned between the * Facebook site’ and
Bracetown Business Park which ensures that the lands are regulated to focus on large footprint FDI

type projects.

2. Reintroduction of Phase 1l employment lands in lower ticr centres to avoid any drift lowards non-
economic development caterprise uses emerging in such centres.

(While not listed as a key area, we have incorporated textual changes to the white land objective and
have provided clarification of employment use classes.)

3. In respect of the third key area identified I nole the reservations expressed in the submission
regarding the residential element of the proposed ‘live work’ community at Dunboyne North. |
welcome that the Depariment has expressed no concerns with the other land uses proposed at this
location. You will be aware that the Council procured independent planning advice to assist with the
preparation of the variation, analysis of submissions etc. The consistent advice from the consultancy
team is that this "live work community* model is compliant with the proper planning and sustainable
development of thc area and would enable maximum benefit to be accrued from the substantial
public investment in largely underutilised multi-modal transportation infrastructure in this area.



The designation of the said lands for a Level 2 Retail Centre in the current Local Area Plan are
subject to the requirement that a unitary Framework Plan be prepared. The written objective
pertaining to the lands specifically envisages a mixed use development at this location in conjunction
with adjucent white lands which would comprise: “some high density and other appropriate
residentiul development commensurate with population growth over the time period of the County
Develapment Plan.” This objective is identified in the draft variation documentation as strikethrough
and is thus proposed to be removed from the County Development Plan.

The current status of the lands, in particular the existing residential component targeted for the lands,
was specifically referred to by the Members of the Council at their meeting of 7 March 2016 as
being a relevant matter which 1 am requested to consider in my response to your letter. This is
particularly relevant in the context of possible future difficulties regarding a removal of the
residential clement of the ‘live work’ community at Dunboyne North. During the debate arsing from
the prescntation of the Chief Exccutive’s report strong support for the ‘live work’ community
concept at this location was expressed. Furthermore, the Elected Members raised the possibility that
the carrying out of this element of your request by the Council (which seeks to remove a single
element of an integrated proposal) would, as they understood it, result in the reinstatement of the
Level 2 status to the lands.

[ note that the third key area identified also refers to “proper traffic and transport appraisal of all
development policies’. With regard to future transport planning in this area (which is of key National
Importance being a constituent part of the Metropolitan Area of the GDA) I have given some thought
to the need for such further transportation studies in consultation with relevant stakeholders in
addition to the ongoing M3 junction study being carried out by Aecom on behalf of TII in
conjunction with Meath and Fingal County Councils. In this context, and having regard to the
commencement of the review of the Meath County Development Plan in the current year, [ have
dirccted my Senior Transportation Staff to prepare an immediate proposal for additional
transportation studies for this key area.

In summary, I am satisfied to confirm on behalf of Mcath County Council that we have complied
with your requests regarding all matters under our direct control. We have fully considered the point
raised regarding the residential element of the ‘live work” community at Dunboyne. As we discussed
yesterday, residential affordability is currently a key National concern and as noted, it is emerging in
relevant studies as a key barrier to attraction of FDI particularly in the Mctropolitan Area of the
GDA. Meath County Council’s records indicate that sincc 2014 we have received Commencement
Notices for 13 dwellings in the Dunboyne area. This level of residential activily is a poor reflection
on the designation of the area as a major Growth Centre in the Meiropolitian area with a designated
target population of 25,000 persons by 2036. The progress of the settlement to date represents a poor
return on the public investment in front-loaded transport infrastructure in the area.

As discussed yesterday Meath County Council have made significant progress in implementing
national policy as it pertains to the area of job creation and Variation No.3 is viewed by us as an
exemplar for positive collaboration between the planning and economic processes of which you have
been a longstanding advocate.

Yours sincerely,

Designated Public Official under Regulation of Lobbying Act 2015 www.lobbying.ie
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Louise Heeney (Hand) [ 118

From: Eoin Bennis - (DECLG) [Ecin.Bennis@environ.ie]

Sent: 27 January 2016 15:18

To: variation3medp

Cc: Ciara Gilgunn - (DECLG)

Subject: DECLG obs on - Draft Variation No. 3 to the Meath County Development Plan 2013-2018.
Attachments: Letter to LA 27 Jan 2016.pdf; ATT00001.txt; ATT00002.him

Good afternoon

Attached please find comments from the Minister for the Environment, Community and Local Government on the
Draft Variation No. 3 to the Meath County Developrent Plan 2013-2019.

Please acknowledge recelpt of this emall.
Thanking you,

Eoin Bennis
DECLG

P——



Comhshuool, Pobal agus Rialtas Altidn
Environment, Communily and Local Government

27 January, 2016.

Planning Department,
Meath County Council,
Buvinda House,
Dublin Road,

Navan,

Co. Meath.

Re: Draft Variation No. 3 to the Meath County Development Plan 2013-2019

A Chara,

| am directed by the Minister for the Environment, Community and Local Government to
refer to your recent letter in relation to the above and set out hereunder observations on
behalf of the Minister.

The Department notes the content of the Draft Variation to the Meath County
Development Plan 2014-2022, which are primarily intended to align the Meath County
Development Plan with recommendations made in the Economic Development Strategy
for County Meath 2014-22 (December 2014).

The Department welcomes the extensive background work completed by Meath County
Coungcil in the area of economic and enterprise development and the approach of the
Council in seeking increased employment opportunities and enterprise development in
the county in a targeted and strategic manner.

However, before the Draft Variation is finalised, the Department is of the view that a
number of aspects to the variation should be amended to ensure that it sits properly
alongside the requirements of statutory planning guidelines and planning legislation and
requests that the Planning Authority makes those amendments called for as set out
below.

1|Page



Phasing of Employment Development

Phasing objectives in relation to employment zonings are currently included in the Meath
County Development Plan 2013 - 2019 and this phasing arrangement provided for the
release over time of identified employment lands under the core strategy.

This approach now appears to be proposed for removal as ‘Phase |I' employment lands
in 16 settlements are to be included for development within the current plan period.

While some of these seitlements require some additional amounts of additional
employment lands, the evidence base to support such a broad removal of phasing
arrangements is not clearly demonstrated in the proposal. This removal of phasing
results in a significant increase in the quantum of zoned employment lands included in
the current plan period.

Accordingly, it is recommended by the Department that prior to the final consideration of
the Draft Variation that the Council reconsiders each of the settlements concemed with
regard to the anticipated demand and evidence for additional employment zoning. This
would better inform the proposed scope and scale of the re-consideration of the ‘Phase
I’ mechanism in the Draft Variation and ensure sufficient employment lands are reserved
for phase’s post 2019.

Strateqic Employment lands

The Draft Variation includes the zoning of additional employment lands north east of the
M3 motorway at Clonee/Portan. These lands are situated between the existing
Bracetown Business Park and zoned employment lands at Portan adjoining the Fingal
County boundary where there is a substantial tract of lands being developed as an
international data centrefinfrastructure facility. It is stated (section 3.5/3.6) that these
lands are to be zoned to facilitate further FDI investments on foot of this significant
Facebook development under construction at Portan.

The Clonee/Portan area is considered to be a strategic location on the M3 and it is noted
that the lands are to be zoned with a combined Objective E2/E3 zoning which permits a
wide range of general employment uses - including Go Kart track, Furniture Showroom,
Recycling Facilities, Fuel Depot, Garden Centre, etc.
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The type of development potentially permitted therefore includes uses that could be
detrimental to the important FDI investment intended for the location. The Objective
E2/E3 zoning and local zoning objective (CEROBJ3), as currently worded may therefore
not be sufficiently targeted to ensure use of these lands as a location for FDI/significant
employment development with particular and extensive land requirements.

The Depariment requests that the Planning Authority includes additional policy
safeguards in the form of further objectives to ensure that these lands are designated
solely for the development of major employment proposals requiring a significant site
area and responding to the advantages of clustering such important employment
development in the Clonee/Portan area.

Changes to Zoning Objectives — Permitted Uses

The Draft Variation includes proposed changes to the ‘Permitted Uses' and 'Open for
Censideration Uses' specified for different zoning objectives.

Such detall in the Meath County Development Plan is very important to ensure the
congregation of compatible uses within a particular zoning and to ensure that permitted
development is consistent within the overall zoning objective. The introduction of
additional ‘Permitted Uses’ and ‘Open for Consideration Uses' types of development into
the B2 and D1 zoning categories and in particular the E1, E2 and E3 serve to dilute the
overall zoning objectives concemed and the types of development considered
appropriate within the zonings.

For instance, the E1 ‘Strategic Employment Zones (High Technology Uses) zoning
objective seeks to 'To facilitate opportunities for high end technology/ manufacturing and
major campus style office based employment with high quality and accessible locations’.
However, the Draft Variation proposes to introduce ‘Leisure Facliities’, ‘Industry- Light',
‘Industry — General’, ‘Petrol Station', ‘Transport Depot/Logistics’ and ‘Warehousing’ into
this 2oning as ‘Open for Consideration Uses'.

The Department is of the opinion that these uses are not consistent with the E1 zoning
objective and are already ‘Permitted Uses' or ‘Open for Consideration Uses' in Zoning
E2 ‘General Enterprise & Employment’. The proposal therefore serves to blur the
distinction between the zonings and the nature of intended employment therein. The
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result is an excessive overlap between E1/E2/E3 employment zonings which is not the
approach taken in the Meath County Development Plan.

Under the current Meath County Development Plan, lands within the Objective ‘White
Lands' zoning are generally not to be developed within the plan period but are instead to
be reserved for future strategic expansion of an urban area. However, the draft Variation
(p.43) seeks to amend the strategic Objective WL ‘White Lands’ zoning objective to allow
for development related to the implementation of the Economic Strategy. The range of
development that might be considered to come under this caveat is too wide and it would
therefore be of benefit to include some specific policy criteria or exceptional
circumstances to clarify when development in this strategic reserve may be appropriate.

The Depariment requests that the Planning Authority re-examines the proposed changes
in the Draft Variation in this regard and avoid the move fo the use of vague, non-specific
or overly general zoning designations that reduce clarity and certainty for developers and
the wider public alike.

New Housing & Employment Lands at Dunboyne

The proposed Variation includes zoning and policy changes to provide for the creation of
new residential and employment development possibilities adjoining and to the west of
Junction 5 on the M3 motorway.

This aspect to the Draft Variation seeks to relocate 500 housing units from the County
Development Plan Core Strategy to this location and to facilitate a ‘developer led
masterplan’ (per proposed objective Dunboyne North OBJ1) for future development.

Dunboyne is designated as a Large Growth Town il in the Regional Planning Guidelines
for the Greater Dublin Area 2010-22 where population for such settiements is to be
developed to 15,000-30,000 range. Dunboyne's population at the 2011 Census was
recorded at 6959 persons and the settlement therefore would have to grow significantly
to achieve the Large Growth Town |l population target.

The core strategy of the Meath County Development Plan 2013-19 (Table 2.4) provides
for ‘a population increase of 1494 (+ 21% increase) in Dunboyne accommodated in
zoned housing lands (33+ hectares) including a significant 1and parcel at the eastern side
of the settlement at Dunboyne train station. Additional future Phase Il housing lands (ie.
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to be developed post 2019) are located at the southern boundary of the setilement. This
adopted growth strategy for Dunboyne extends the town spatially eastwards proximate to
the public transport hub at the train station in a rational and sustainable fashion.

The Department is firmly of the view that as regards this specific aspect of the Draft
Variation, it would create a new residential development, detached and disiant from the
existing urban area of Dunboyne and crucially disconnected from the local social,
community. educational, leisure and other services that the new population/fresidents
would require.

While Dunboyne is earmarked in the RPGs for future housing, it is considered that
development should develop in an orderly and planned manner, extending out from the
established urban area and primarily to the east and south.

The proposed new residential zoning/development significantly to the north of the
established town at Pace (1.5-2km away) would be a clear breach of the seguential
approach to the zeoning of lands identified in section 4.19 of the Development Plan
Guidelines and reiterated in Sections 2.3 & 6.2 of the Local Area Plan Guidelines, 2013.

The planning guidelines on Development Plans state that zoning should ‘extend out from
the centre of an urban area, with undeveloped lands closest to the core and public
transport routes being given preference (i.e. ‘leapfrogging' to more remote areas should
ke avoided)' (section 4.19),

By contrast, the proposed zoning would create an isolated development, physically
remote from the established settlement and contrary to the adopted County Development
Plan core strateay for Dunbovne whereby new housing is to be constructed to the east
and subsequentiy to the south of the town.

It is also noted by the Departrent that Dunboyne has a population of in excess of 5,000
persons and therefore is required to have a Local Area Plan prepared for it under section
19(b) of the Planning & Development Act 2000 (as amended). For future reference, a
new statutory local area plan for Dunboyne/Clonee is considered the most appropriate
planning mechanism to guide the development of the area.

In addition, the Variation proposes housing and employment zonings at Pace that is
positioned either side of the R157 and is in proximity to Junction 5 on the M3 motorway.

5|Page



The planning guidelines on Spatial Planning and National Roads (2012) under section
2.7 emphasise that there must be an evidence base to development propased in the
vicinity of motorway interchanges and a traffic assessment to ensure the avoidance any
adverse_impact on the national road infrastructure must be provided to this end. Such
proposals must demonstrate, inter alia, consistency with the relevant development
policy/strategy including the National Spatial Strategy and Regional Planning Guidelines.
The artment notes with some concem that the Draft Variation is not accompanied b
a fraffic impact assessment or similar evidence basis to determine that there will be no
adverse impact on the operation of the adjoining motorway infrastructure.

Therefore the Department believes that the approach required by the Spatial Planning
and National Roads Guidelines has not been followed in this Draft Variation and the
zoning has the potential to generate traffic volumes to limit the operation of the nearby
motorway interchange.

In summary, the proposed creation of a new employment and residential development at
Pace would appear to be significantly at variance with the requirements of the
Development Plans Guidelines, the Local Area Plan Guidelines and the Spatial Planning
and National Roads Guidelines, in addition to being a departure from the settiement and
core strategy of the Meath County Development Plan.

In summary, while the Department supports the general aims of the Planning Authority to
grow and develop the economic base of a county, which has seen significant commuter
type housing development in recent years withaut a commensurate expansion of
employment, the Planning Authority must address three key areas to ensure that the
Draft Variation is consistent with relevant national and regional policies, namely that:

(1) Ensure the Clonee/Portan lands are suitably structured and regulated io focus on
large footprint FDI type projects;

(2) Revisit the use zoning objectives (including Phase Il lands) to avoid a drift
towards non-economic development/enterprise uses emerging in areas ostensibly
to be prioritised for such activities; and

(3) Remove the residential content/intent of the Draft Variation North of Pace and
ensure that proper trafiic and transport appraisal of all development policies is
finalised to the satisfaction of Transport Infrastructure Ireland, before adopting the
Draft Variation.
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The steps above are critical in ensuring that the adopted Variation is not in breach of
statutory requirements under the Planning Act that the Minister is determined to uphold
under his powers.

The officials of the Department are available to discuss any technical aspecis of the
above with colleagues in Meath County Council and in the first instance you are advised

to contact Mr. Stewart Logan, Planning Adviser on 01.8882419.

s mise le meas,

Al [

Niall Cussen

Principal Adviser
Forward Planning Section
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Louise Heeney (Hand)

From: Ciara Gilgunn - (DECLG) [Ciara.Gilgunn @ environ.ie]

Sent: 19 April 2016 16:08

To: variation3mcdp

Ce: Eoin Bennis - (DECLG); Ruth Murray; Stewart Logan - {DECLG); Colin Ryan - (DECLG)

Subject: DECLG obs Materia) Alterations to the Draft Variation No. 3 to the Meath County
Development Plan 2013-2019.

Attachments: DECLG Obs to LA 19 April 2016 Final.pdf; ATTO0001.txt

Good afternoon

Attached please find comments from the Minister for the Environment, Community and Local Government on the
Material Alterations to the Draft Variation No. 3 to the Meath County Development Plan 2013-2019.

Please acknowledge receipt of this email.
Thanking you,

Ciara Gilgunn

Forward Planning Section

Water and Planning Division] DECLG| Custom House| Dublin 1 | +353 (0) 1 8882418

Lyr ) T R R R R
(@) Seirbhis ar scoth an domhain a chur ar fail dan Stat agus do mhuintir na htireann.
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Comhshaol, Pobal agus Riaitas Altitil
Environmeant, Communily and Local Govemmant

19 April, 2016.

Planning Department,
Meath County Council,
Buvinda House,
Dublin Road,

Navan,

Co. Meath.

Re: Proposed Material Alterations to the Draft Variation No. 3 of the
Meath County Development Plan 2013-201%

A Chara,

| am directed by the Minister for the Environment, Community and Local Government ta

refer to your recent letter in relation to the above and set out hereunder observations on
behalf of the Minister.

The Department welcomes the fact that certain comments made in the Departments
submission to the Council dated 27" January 2016 have been acknowledged and
addressed in the Proposed Amendments to Variation No.3 to the Meath County
Development Plan 2013-2019.

The Department fully understands the importance of ensuring appropriate economic
development in County Meath and that the county plays its full part in addressing the
shortage of housing in the greater Dublin area.

Notwithstanding the above, the material alterations to the proposed varation do not
appear to have fully addressed the Department’s submission and therefore requests the

planning authority to again examine and address the issues below in finalising the
variation.

Puge



The Department's previous submission of 27" January 2016 identified issues regarding
fhe fit between the location of the proposed residential and employment development at
Pace north of Dunboyne with the relevant statutory s.28 planning guidance — Local Area

Plan Guidelines, Spatial Planning & National Roads Guidelines and the Development
Plans Guidelines.

Accordingly, Meath County Council was requested to reconsider the residential content
of the variation at this location having regard to the optimal location for such development
in and around Dunboyne and options for same already provided for under the
development plan and to ensure the proper traffic assessment of the employment
development proposal in consultation with Transpoert Infrastructure Ireland.

The proposed material alterations do not appear to have addressed these issues.

The Chief Executives Report refers to Dunboyne's population and employment growth
potential as a Large Growth Town |l under the Regional Planning Guidelines for the
Greater Dublin Area 2010-2022 as a justification for additional residential development in
the form of a ‘livelwork community’ at Pace close to the M3 interchange.

However, the Department is firmly of the view that the planned growth of Dunboyne is
already provided for under the Meath County Development Plan 2013-1¢ Core Strategy
which designates the development of 33 hectares of new housing lands over the plan
period with additional post-2019 residential lands also identified on the southemn side of
the town. This approach 1o the ordery development of Dunboyne will integrate new
development into the existing town and have new residents in close proximity to the
required educational, retail, leisure, transport and other local services.

Accordingly, the existing development plan residential zoning objeclives are considered
by the Department to be rational, sequential and in accordance with the Development
Plans Guidelines and the Local Area Plans Guidelines and if the Council wished to
provide for more residential development potential in Dunboyne to address the
residential needs arising from recent and welcome employment investment in the area,
there are oplions to zone additional lands in Dunboyne, primarily to the south of the town.
Furthermore, given the existing bank of zoned lands in the town that are nol being
developed, strategies should be deployed to work with the owners of these lands to
activate them for development rather than promoting the development of less aptimal
locations from a broader sustainable communities perspective.
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It is also noted that Dunboyne is identified under the Retail Strategy for the GDA 2008-16
as a Level 3 retail centre with the designation including a footnote that ‘Dunboyne will
gradually develop over the next 20 years towards level 2 status’. On foot of this
designation, the Dunboyne/Clonee/Pace LAP 2009 (Objective RET OBJ1) provided for
the development of a new Level 2 retail centre at Pace. However, no development has

occurred at this location since the designation and the subject lands remain undeveloped
and greenfield in nature.

The Depariment understands that the Retail Strategy for the GDA 2008-16 is to be
reviewed by the Eastern and Midland Regional Assembly in the context of its preparation
of a Regional Spatial and Economic Strategy (RSES) as the successor to the Regional
Pianning Guidelines for the Greater Dublin Area 210-2022.

This imminent strategy review will formally be adopted as policy for the region informing
the development plan process for the county/city authorities in the region. The
mechanism could potentially review the long term Level 2 retail designation at Dunboyne

in light of its viability given its proximity to the established Level 2 Blanchardstown Centre
in Fingal.

In the proposals at Pace contained in this variation, the lopg-lerm regional retail
development designation at Pace has therefore been translated into separate isolated
residential (Objective A2) and employment (E2/E3) zonings. As outlined in the
Departments submission previously on the variation, these would not appear to be fully
consistent with the required section 28 Guidelines, namely:

= The residential zoning proposal departs from the sequential approach to
new housing development in the Development Plans Guidelines and the
Local Area Plans Guidelines; and

= The employment zoning proposal adjoins junction 5 on the M3 motorway
does not appear to have been based on the required transport
assessment approach to such proposals as specified in the Spatial
Planning and National Roads Guidelines.

It is noted from correspondence received by the Department from the Chief Executive,
Meath County Council on 13" April 2016 that there is a study by Aecom Transport
consultants into the M3 junctions/interchanges in conjunction with Meath County Council,
Fingal County Council and Tll. This research however is currently ongoing and without

IPace



its findings/recommendations being available, it would be premature to finalise this
variation.

Accordingly, the Department considers that the proposed ‘A2’ residential and 'E2/E3’
employment zonings at Pace, north of Dunboyne are not fully consistent with the Section
28 Ministerial Guidelines identified above and that until a full analysis is carried out on
the transport issues in particular, the best course of action would be to omit the zoning
objectives pending a broader review of sirategic development options for this area,
including strategies to activate the development of existing residentially zoned areas.

The officials of the Department are available to discuss any technical aspects of the

above with colleagues in Meath County Council and in the first instance you are advised
to contact Mr. Stewart Logan, Planning Adviser on 01-8882419.

{s mise le meas,

Al (..

Niall Cussen

Principal Adviser
Forward Planning Section
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From: Michael Griffin

Sent: 06 May 2016 15:09

To: 'stewart.logan@environ.ie'

Cc: Kevin Stewart

Subject: PL-FWD - Variation no 3 Meath County Development Plan

Mr Logan
My name is Michael Griffin, I’'m the Senior Executive Officer in the planning department of Meath Co Council .

My colleague Kevin Stewart Director of Planning Services, has been trying to reach you by phone on an number of
occasions today. Unfortunately Mr Stewart is unavailable this afternoon and he has asked me to copy you with legal
opinion obtained by Meath Co Council in the context of its dealings with a number of submissions to the material
alterations stage of the variation .

The Departments letter of 19" April is one such submission.

The Council will be available to discuss this matter as required.

Michael Griffin
SEO
Planning

e

' |
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OPINION

VARIATION NUMBER 3 TO MEATH COUNTY DEVELOPMENT PLAN 2013-2019

Agent has asked me to advise the Council in relation to Variation number 3 to the
Meath County Development Plan 2013-2019 which is presently being considered by
the elected members.

The background:

In accordance with Section 13 of the Planning and Development Act, 2000 the
Council proposed a variation to the Development Plan 2013-2019. The proposed
variation was published and written submissions or observations were invited and
same were received including written submissions from the Minister for the
Environment. In the Minister's submission, dated 27" January 2016, a number of
issues were raised in relation to the draft Variation, but in particular, the Council were
asked to address the proposed A2 residential and E2 employment zonings at Pace,
North of Dunboyne.

Although the submission referred to both the new employment and residential
development at Pace, the summary at the end of the submission, at page 6, only
requested the removal of the residential content, north of Pace. The Council were
asked to revisit the new zoning objectives and to ensure that the Clonee-Portan
lands were suitably structured and regulated to focus on large footprint FDI-type
projects.

In accordance with the Act, the Chief Executive prepared a report in respect of the
proposed draft, the submissions and observations received and set out the Council's
response in respect of same. The Chief Executive recommended to the members
that the variation be adopted subject to alterations which would address a number of
the concerns of the department. The members considered the draft Variation, the
submissions and observations received including the Minister's, the Chief Executive's
report and its recommendations.

Following consideration of same, the members adopted the Variation subject to
proposed alterations. As recommended by the Chief Executive, they did not propose
alterations to the zoning A2, E2, at Pace north of Dunboyne.

As the alterations were deemed to be material, they then went on public displax
seeking further written submissions or observations thereon. By letter dated 13'
April, 2016 the Chief Executive wrote to the Minister setting out the Council's
response to the Depariment’s submission of 27™ January 2016 and giving a detailed
and reasoned explanation as to the proposed alterations to the variation. The
Minister made a further submission dated 19™ April, 2016.

The Minister reaffirmed his view in relation to the zoning at Pace, north of Dunboyne.
At page 4 of the submission, it recommended:

“The best course of action would be to omit the zoning objectives pending a
broader review of strategic development options for this area, including
strategies to activate the development of existing residentially zoned areas”.



It is to be noted that in contrast to the earlier submission, where only the residential
zoning was sought to be omitted, this further submission now sought both zonings in
relation to employment and residential, to be omiited.

The question which arises is as to whether the elected members, in considering the
material alterations, can accede to the recommendation of the Minister as set out in
the letter of the 19™ April, 2016.

Section 13 and the procedure thereunder:

Where a proposal is made by a Local Authority to vary its Development Plan, a
number of steps must be taken in accordance with the provisions of Section 13.

(a) The draft Variation must be put on public display and notice thereof published
in a newspaper. Written submissions or observations may be made. In
addition, the Minister, the Minister for Arts, Heritage and the Gaelteacht, and
An Bord Pleanala must be given notice of the proposed Variation. (Section
13 (2)).

(b) On receipt of the written submissions or observations the Chief Executive
must then prepare a repot and summarise the submissions and
observations, the issues raised by the Minister and issues raised by other
bodies or persons and give a response thereto. The Chief Executive also
makes recommendations in the report to the elected members. (Section 13

(4)).

(e The report then comes before the members and they are obliged to consider
the proposed Variation and the report of the Manager which will include the
submissions and observations. (Section 13 (5)).

Having considered same, the members have three options:

(i) To make or adopt the Variation;
(ii) To reject the Variation;
(i) To make or adopt the Variation but subject to alteration. (Section 13

(6)).

(d) Having decided to make the alterations, they must decide then whether the
alterations are material, and if so, then they must go on public display inviting
further submissions or observations. Having received those further
submissions or observations, the members must then decide whether to
adopt the alterations. (Section 13 (6)).

(e) The members are not entitled to make any further modification to the material
alterations, unless they are minor in nature and unlikely to have significant
effects on the environment or where it would lead to an increase in the area of
land zoned for any purpose or would lead to an addition to or a deletion from
the record of protected structures. (Section 13 (6) (c)).

Applying the facts to the above Statutory Scheme:

Following receipt of the initial submissions and observations, the Chief Executive had
made a report to the members including observations and recommendations relating
to the submission received from the Minister. The members considered that report in



accordance with Section 13 (5) of the Act. In accordance with Section 13 (6) of the
Act, the members decided to make the variation (or adopt same) but with alterations.

Those alterations took account of a number of the concerns raised by the Minister. In
relation to the concern raised by the Minister regarding the zoning of lands at Pace,
North of Dunboyne, the members resolved not to alter the variation and therefore the
variation as adopted included those zonings, as per the initial draft variation. This
was the decision under Section 13 (6).

The alterations proposed by the members were deemed to be material and put on
public display.

The Minister then made further observations by letter of 19™ April, 2016.

Whereas the Minister in his original submission had recommended the removal of the
residential zoning, from Pace, North of Dunboyne, in the second submission, he now
recommended the removal of both zonings relating to residential and employment at
Pace, North of Dunboyne.

It is my opinion that the recommendation of the Minister dated 19" April, 2016 should
not be adopted by the members because to do so would be directly in breach of the
Act. | say this for the following reasons:

(a) The only matters which the members can consider following the adoption of
the variation subject to alterations is the material alterations. This is
confirmed by the provisions of Section 13 (6) (ad) (ii). It provides:

“That written submissions or observations with respect to the
proposed material _alteration or an assessment referred to in
paragraph (aa} and made to the Planning Authority within a stated
period shall be taken info account by the Authority before the variation
of the Development Plan is made”.

[Underlined for emphasis]

The remainder of the variation as adopted under Section 13 (6) has been
adopted and is not open to further consideration. The only matter which is
now open for consideration is the material aiterations. The submission of the
Minister is directed entirely towards matters which are not the subject of the
material alterations. It is therefore impermissible for the members to consider
those observations and further it is impermissible to follow the
recommendation therein.

(b) The submission of the Minister dated 19" April 2016 is in effect
recommending the members to revisit the decision already made under
Section 13 (6) (a). They have already adopted the variation including the
zoning at Pace, North of Dunboyne. They are not permitied under the Act to
revisit that decision. The only matter which they can consider is the material
alterations. The Minister in effect is asking the members to go back to the
position that existed prior to the draft going on public display. Furthermore,
they are being asked by the Minister to consider matters which were not a
matter of public notification, in that they were not material alterations, and
therefore, members of the public and in particular affected landowners, would
have had no opportunity to make submissions or observations thereon. If the
members revisited their decision under 13 (6) (a) and removed the zonings at
Pace, North of Dunboyne, this would leave the Council open to the possibility



of Judicial Review of that decision, and a possible claim for
compensation\damages, by affected landowners.

(c) Further, if the recommendation of the Minister was to be regarded as a
submission on the material alterations (and for the reasons set out above at
(a) they are not in fact so), as those proposals require a deletion of zoning,
they are clearly material. It is not possible at this stage in the process to
make a material modification to the material alterations which have gone on
public display. The only modification which may be made is a modification
which is minor in nature.

This is clearly set out at Section 13 (6) (c) which says:

“A further modification to the variation —

(i) May be made where it is minor in nature and therefore not likely to
have significant effects on the environment or adversely affect the
integrity of a European site,

(ii) Shall not be made where it refers to —

An increase in the area of land zoned for any purpose or
An addition to or deletion from the record of protected structures”

Therefore, it is not permissible to make a material modification to a material
alteration.

What the Minister is proposing is clearly material and would have serious
consequences for landowners in the area. It is not minor in nature.

Conclusion:

At the point in the process where the members have put material alterations out for
public display, it is not permissible for the members to consider anything other than
the material alterations and any submissions or observations thereon. The
submission of the Minister relates to matters which are not the subject of the material
alterations. In addition thereto, even if they could be considered, they are not
permissible in law because they are themselves material modifications, and material
modifications cannot be made to material alterations.

The matters, the subject of the Minister's submission were not put on public display
and therefore affected landowners would never have had the opportunity to make
submissions or cbservations thereon.

For all these reasons, it is my opinion that the Council would be acting in breach of
the Act if they consider the observations of the Minister of the 19" April, 2016. If they
do so, and adopt either or both of the recommendations of the Minister, they are
open to being Judicially Reviewed and that Judicial Review is very likely to succeed.

Nothing further occurs.
Dated this 5™ day of May, 2016.

Signed: Patrick A. Butler.
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Special Meeting

23" May, 2016 Council Chamber
Presiding:
Cathaoirleach, Councillor Brian Fitzgerald
Councillors Present:

Councillors, Joe Bonner, Sinéad Burke, Eugene Cassidy, Francis Deane, Padraig Fitzsimons,
Enda Flynn, Wayne Forde, Joe Fox, Noel French, David Gilroy, Jim Holloway, Tom Kelly, Sharon
Keogan, Nick Killian, Caroline Lynch, Ronan McKenna, Paddy Meade, Maria Murphy, Gerry
O’'Connor, Claire O’ Driscoll, Maria O’ Kane, Damien O’ Reilly, Joe Reilly, Sarah Reilly, Tommy
Reilly, Alan Tobin, Gillian Toole.

Apologies: Councillors, Sean Drew, Eimear Ferguson, Michael Gallagher, Trevor Golden, Johnny

Guirke, Wayne Harding, Suzanne Jamal, Stephen McKee, Darren O’ Rourke, Bryan Reilly, Sedn Smith,
Sharon Tolan.

Officials in attendance:
Chief Executive: Jackie Maguire

Directors of Service: Kevin Stewart, Des Foley, Barry Lynch

Meetings’ Administrator: Olive Falsey

1 To consider the proposed variation and the Chief Executive’s report on submissions received
in respect of material alterations to variation No 3 of the Meath County Development Plan
2013-2019 and if thought fit to resolve to make the variation with or without further
modification or refuse to make the variation, pursuant to Section 13 of the Planning &
Development Acts 2000-2015.

The Cathacirleach, Councillor Brian Fitzgerald opened the meeting and explained the agenda
item that was being put before the Council for consideration.

He called on Kevin Stewart, Director of Services, who provided a summary of the process to
date and noted that the Council had received a number of submissions on the Variation which
were considered at the February meeting of the full Council. Following the consideration at
the February meeting, some material changes went on public display, the period of which
ended on the 19" April. It was noted that, as a result of the public display of the material
amendments, further submissions were received including a submission from the DoECLG, Tl
and NTA with regard to the to live work community at Dunboyne North.
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Changes to the proposed policy on the live/work community at North Dunboyne were not the
subject of the proposed material amendments. it was decided to seek legal advice to confirm
what can be considered at this stage of the process. The legal advice sets out that, at this
stage of the process, the Council can only consider the Chief Executive’s Report on material
amendments. The Council cannot revisit what was decided at an earlier stage in the process.
Changes of a minor nature can only be made, as there can be no further consultation at this
point in the process.

Wendy Bagnal, Senior Executive Planner, made the presentation and informed that 9
submissions were received following the display of the material amendments as follows:

Department of Environment, Community and Local Government - No 1008
» 'Live work ‘community at Dunboyne North (Pace)
*  Planned growth of Dunboyne

+ Importance of working with the owners of lands in the area.

Chief Executive’s Response:

*  The proposed ‘live work ‘community at Dunboyne North is not the subject of the
material alterations.

* The Legzl Advice obtained by the Council states that it is not open to the Elected
Members to consider this submission.

National Transport Authority- No 1009

* ‘live work ‘community at Dunboyne North;

«  phasing objectives as contained in the current plan;
* use of developer led master plans’;

= amending car parking requirements;

«  zoning of lands at Clonee/Portan;

»  Text of the plan referring to white land.
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Chief Executive’s Response:

e The proposed ‘live work ‘community at Dunboyne North is not the subject of the
material alterations;

¢ Variation accords with Section 7.1.2 of the NTA Transport Strategy for the GDA which
refers to integrating land use and transport.

Transport Infrastructure Ireland -No 1004
¢  Live work ‘community at Dunboyne North {Pace);

« Critical importance of attracting investment and employment opportunities to County
Meath;

»  Zoning of lands at Clonee/Portan;
* Spot objective for FDI relating to the Clonee/Portan lands.
Chief Executive’s Response:

« The proposed ‘live work ‘community at Dunboyne North is not the subject of the
material alterations;

e Variation accords with Section 7.1.2 of the NTA Transport Strategy for the GDA which
refers to integrating land use and transport.

AN TAISCE- No 1002
»  Submission refers to Maynooth Envirans, specifically the Carton lands
Chief Executive’s Response:
Above matter not the subject of Amendments.
EPA-No 1003
s  Ensure that zoning/development preposals remain consistent with RPGs and the RSES's;
Chief Executive’s Response:
No change required
Department of Education and Skills- No 1007

*  Requests that provision should be made for a primary school site of approximately 0.77
hectares in Dunboyne

Chief Executive’s Response:

Above matter not the subject of amendments
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Fiona O’Brien — No 1001
«  Submission objects to the proposal to turn Stamullen into a moderate town
Chief Executive’s Response:

No change required

Hugh Mc Ginn, Brady Hughes Consulting — No 1005
» Seeking amended wording of revisions to text on white land objective
Chief Executive’s Response:
No change required
Deputy Thomas Byrne— No 1006
e The submission questions the legal status of the proposed material alterations
Chief Executive’s Response;
* No change required
It was noted that further modification of a material alteration may be made where:

* itis minor in nature only with no likely significant impacts on environment or effect a
European site;

+  shall not be made where it increases in the area of land zoned for any purpose.

Following the presentation, Councillors had an opportunity for comment. While the majority of
Councillors welcomed the Variation, there were concerns noted with regard to the proposals for
Stamullien.

The Chief Executive summarised and noted that the Variation was aimed at incorporating the
Council's Economic Strategy into the County Development Plan.

The Councillors unanimously resolved to make the variation without further modification on the
proposal of Councillor Paddy Meade and seconded by Councilior Joe Fox.

This concluded the business of the meeting.



VARIATION NO 3
MEATH COUNTY DEVELOPMENT
PLAN, 2013-2019

Presentation to Meath County Council,
234 May 2016
Wendy Bagnall, Planning Dept
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SUMMARY OF CONTENT OF
VARIATION

e Align the County Plan with the key tenets of the Economic
Development Strategy as they relate to land use planning

e Revisions to the written text of Volume 1 of the MCDP in
order to reflect the adoption of Variation No. 2.

e |dentification of potential future changes to the settlement
hierarchy within the County.
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STATUTORY PROCESS TO DATE

Draft on public display 215t December 2015- 27t" January
2016

182 No Submissions received

Chief Executive’s Report on submissions circulated to Elected
Members 23" February 2016

Elected Members resolved at their meeting of 7t March to
materially alter the variation
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STATUTORY PROCESS TO DATE

e Material alterations on public display 22nd March 2016- 19t
April 2016

e 9 No Submissions received
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FORMAT OF CHIEF EXECUTIVE’S REPORT

list the persons or bodies who made submissions or observations;

summarise firstly:
- issues raised by the Minister, and
- then issues raised by other bodies or persons;

give the response of the Chief Executive to the issues raised, taking
account of the proper planning and sustainable development of the area,
the statutory obligations of any local authority in the area and any
relevant policies or objectives for the time being of the Government or of
any Minister of the Government.
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BREAKDOWN OF SUBMISSIONS

Prescribed Bodies

e Department of Environment, Community, Local Government;
eNational Transport Authority;

eTransport Infrastructure Ireland;

e An Taisce;

°EPA;

e Department of Education.

Other submissions
3 no.
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Department of Environment, Community and
Local Government — No 1008

e Welcomes that certain comments made in previous
submission dated 27t January 2016 addressed.

e Acknowledges importance of economic development
in Meath.

e Acknowledges importance of ensuring Meath plays
its part in addressing the housing shortage within the
Greater Dublin Area.
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Department of Environment, Community and
Local Government — No 1008

e ‘Live work ‘community at Dunboyne North (Pace)
e Planned growth of Dunboyne

e Importance of working with the owners of lands in
the area.
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DECLG - CE RESPONSE

The proposed ‘live work ‘community at Dunboyne
North is not the subject of the material alterations.

The Legal Advice obtained by the Council states
that it is not open to the Elected Members to
consider this submission.
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National Transport Authority— No 1009

e ‘live work ‘community at Dunboyne North;

e phasing objectives as contained in the current plan;
e use of developer led master plans’;

 amending car parking requirements;

e zoning of lands at Clonee/Portan;

o text of the plan referring to white land.
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National Transport Authority— CE Response

e The proposed ‘live work ‘community at
Dunboyne North is not the subject of the
material alterations;

e Variation accords with Section 7.1.2 of the
NTA Transport Strategy for the GDA which

refers to integrating land use and transport.
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Transport Infrastructure Ireland —No 1004

e Live work ‘community at Dunboyne North (Pace);

e Critical importance of attracting investment and
employment opportunities to County Meath;

e Zoning of lands at Clonee/Portan;

e Spot objective for FDI relating to the Clonee/Portan
lands.

noajmmﬂ_mnro:ﬁmm:mam @
meath county councif Y=L



Transport Infrastructure Ireland —CE Response

e The proposed ‘live work ‘community at Dunboyne
North is not the subject of the material alterations;

e Variation accords with Section 7.1.2 of the NTA
Transport Strategy for the GDA which refers to
integrating land use and transport.
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AN TAISCE- No 1002

e Submission refers to Maynooth Environs,
specifically the Carton lands

CE Response
Above matter not the subject of

Amendments.
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EPA- No 1003

e Ensure that zoning/development proposals remain
consistent with RPGs and the RSES’s;

e Requirements of the Habitats Directive should be
taken into account.

CE Response
No change required
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Department of Education and Skills- No 1007

e Requests that provision should be made for a
primary school site of approximately 0.77 hectares in
Dunboyne

CE Response
Above matter not the subject of amendments
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Fiona O’Brien — No 1001

e Submission objects to the proposal to turn
Stamullen into a moderate town

CE Response
No change required
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Hugh Mc Ginn, Brady Hughes Consulting — No 1005

e Seeking amended wording of revisions to text on
white land objective

CE Response

No change required
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Deputy Thomas Byrne— No 1006

e The submission questions the legal status of
the proposed material alterations

CE Response
e No change required
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NEXT STEPS

e Elected Members will consider the proposed variation and the Chief
Executive’s report on submissions received in respect of material
alterations and If thought fit to resolve to make the variation with or
without further modification or refuse to make the variation.

Further modification of a material alteration may be made where:

e it is minor in nature only with no likely significant impacts on
environment or effect a European site;

e shall not be made where it increases in the area of land zoned for any

purpose.

combhairle chontae na mi
meath county council
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NEXT STEPS

In making the variation, the Members shall be restricted to considering:
e the proper planning and sustainable development of the area;
e the statutory obligations of any Local Authority in the area;

e and any relevant policies or objectives of the Government or any
Ministers of the Government.

comhairle chontae na mi
meath county council



APPENDIX F

LETTER FROM MEATH COUNTY COUNCIL
CHIEF EXECUTIVE TO NIALL CUSSEN,
PRINCIPAL PLANNING ADVISOR,
DEPARTMENT OF ENVIRONMENT,
COMMUNITY AND LOCAL GOVERNMENT
17" JULY 2014, REGARDING MEATH
ECONOMIC DEVELOPMENT STRATEGY.
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Meath Couniy Council
Plennting Dept.,
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Tel: 046 909756G6/7557

Forward Planning Section

Owr Rel: PWD/ File 40
L™ty 2014

Mr. Niall Cussen,

Chicef Planning Advisor,

Departiment of Environment, Community & Loeal Government,
Custom House,

Dublin 1.

Re: Ecanomic Development Strategy for County Meath

Dear Niall,

1 would like to take this opportunity to update you on ongoing work regarding the preparation of an Economic
Development Strategy for Coumty Meath.  As you may be aware Meath County Council has been working
collaboratively with the DECLG since the commencement of this project, | would like lo express our appreciation for
the input that Bruce Mc Cormack, previous Department Inspector, has brought 1o the Technical Working Group, His
contribution has been very bencficial and is viewed as an essential component in the successful delivery of this
significant body of work.

As the national economic recovery begins 1o gather momentum, it is a timely opportunity to take stock of Meath's
comparative advantages and to develop a policy platform that will help deliver sustainable cconomic growth. To this
end, il is vital that Meath is facilitated to play a greater role in the future development of the National Gateway.

The *Meath Economic Baseline Study” which conveys the existing socio-economic profile ol the county indicates thal
ihe county saw a rise of 13.1% in population but a fall of 5.2% in total einployment between Census 2006 and Census
2011, "The figure of 82% of the total workforce that were employecl in 2011 has also to be seen against the backdrop
of major commuting patlerns, predominately from the cast and south of the county, County Meath has eftectively the
highest rate of outbound commuting in the country which has largely negative implications for the quality of life of
our cotnmunities. In effect an unsustainable pattern of development has been established in Meath which needs to be
acddressed as a nationad planning issue.

Set out in the atlached summary is an overvicw of the project and progress to date. The report will also highlight the
methodology and the anticipated outcome. | trust you will find this project both proactive and inmovative. The
strategy has anticipated current government policy and will have the wherewithal to deliver key targets outlined in
national policy. This steatcgy synergises spatial planning with (he delivery of primary cconomic objectives in the
most efficient and appropriate way. We hope it will assist other local authorities, regional authorities and the private
scclor alike,




Please note that this letter should be read as a follow-on to the letter sent to My, Bruce Mc Cormack on the 15* March
2013 attached herewith, The latter requested the Departinent to consider awarding Pilot Status for Best Practice for
the overall project.

I trust the Council’s proposal will mect with your approval and Meath County Council looks forward to your
response, Should you require additionat clarification or information please do not hesitate 1o make contact with me.

Yours Sincerely,
<£‘ S
Jackie Maguiye
Chief IExecutiv
Meath Ceusly Council
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Summary of Economic Development Strategy for Meath

1.  Background

There are 4 crifical stages fundamental to the successful delivery of this project.
These include;

1. Baseline Study
2. Economic Development Strategy for County Meath
- Economic Action Plan
- Spatial Implementation Plan
- Marketing Plan
3. Integration of the Economic Strategy by variation of the County
Development Plan, Local Area Plans, etc.

Meath County Council has completed Stage 1 of the process and initiated Stage 2.
1.1 Stage I: Baseline Study NUIM
A baseline multi-factorial study setting out the economic profile of County Meath.

1.2 Stage 2: Economic Development Strategy for County Meuth 2014-2022

Key steps within Stage 2 include:

- Appointment of multidisciplinary team of external consultants

- Development of Strategy in collaboration with the Economic Forum and the
Technical Working Group

- Engagement and consultation with all relevant stakeholders

- Incorporation of the findings of the baseline study in addition to other
appropriate material

- Compliance with national and regional government policy and facilitation of
key target within same at local level

- Embedment of an implementation strategy to measure success

1.2.1 Current Stage (Stage 2}

Meath County Council has engaged the provision of expert consultancy services, to
prepare a robust and resilient Economic Development Strategy for County Meath
2014-2022. The multi disciplinary team comprises FT! Consulting, PMCA Economic
Consulting and John Spain & Associates.

The consultancy team has reviewed all relevant national, regional and local policy
initiatives, integrated the NUIM baseline study into its work and has engaged with a
large number of stakeholders both public and private. In particular, the consultancy
team bave proactively engaged with senior officials of Meath County Council, the
Strategic Policy Committee for Planning and Economic Development and the Meath
Economic Forum and have taken onboard their views in regard to key issues for the
promotion of economic development and jobs in Meath,
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1.2.2 Marketing Plan

The Marketing Plan seeks to clearly define and brand the unique attributes of County
Meath as an attractive destination for business within a wider regional employment
context.

The Marketing Plan will:

- Examine target audiences

- Promote County Meath as part of the National Gateway and Greater
Dublin Region

- Advise on attracting investments and tailored approaches to new and
existing industries

1.3 Stage 3: Integration of the Economic Strategy

Incorporate the Economic Strategy into the relevant suite of statutory plans in Meath
County Council by means of the variation process.

1.4 Collaborative Approach

The Economic Strategy for Meath will demonstrably comprise a number of logical
phases together with the proactive engagement of key stakeholders throughout the
process. The collaborative approach includes the following;

Meath County Council; the body entrusted with the responsibility for the land-use
plan-making process. The Meath County Development Plan 2013-2019 contains
innovative and creative policies and objectives to build resilient new urban and rural
communities while continuing to protect the unique heritage of the County.

Meath Economic Forum; a body set up by Meath County Council to promote the
economic revitalisation and invigoration of County Meath. The Forum continues to
play a key role in guiding the preparation of the Economic Development Strategy for
the County. The membership comprises successful high achieving influencers with
Meath connections or backgrounds, volunteering their own time to the future benefit
of their county. Its role is to act as ambassadors and champions for economic
development in Meath, both nationally and internationally, Unlike other Economic
Forums established in various counties, this Forum’s membership does not include
officials from state agencies (with the exception of the Chief Executive of Meath
County Council). The latter aids independence, transparency and minimises the risk
of any perceived conflicts of interest.

Technical Working Group; comprising Senior Staff from the relevant Service
Directorates in Meath County Council, together with national and regional guiders of
process. The primary task of the group is to act in liaison with the Council and the
Meath Economic Forum, and provide research capacity and technical guidance in the
preparation of the Economic Development Strategy.

Throughout the process there has been close working co-ordination and collaboration
between all parties concerned.



2.  Core Components of the Economic Development Strategy
2.1  Executive Summary

This will give a clear distillation of the complete strategy in addition to key objectives
and targets.

The graphic below summarises a typology of the categories of sectors to be promoted
nationally in Ireland over the medium-term. The multi-disciplinary consultancy team
has identified important sectors — like ICT (software)}, internationally-traded services
and high-tech manufacturing — that can be successfully developed in Meath over the
coming years, amony both foreign and indigenous enterprises.

Meath Economic Vision 2022 - Inputs

« Agrifood *Green
«ICT economylclean-tech
« Mad-tach « Arts, entertainment
sPharma-chem and recreation
s [nternationally-traded * Education
services
Enterprise Mix
in Sectors
Manufzcturingfengineering *Professionaland
sTourismand hospiality business services
*Retall and wholesals * Medlcal Services
*Transport, logistics and +Personal Services
distribution
*Property and construction




2.2 Introduction

This will set out the main body of the strategy, stating its scope and purpose, together
with approach and methodology.

2.3 Policy and Strategy Context

This section will include an outline of current key European, National, Regional and
Local economic development and planning policies and strategies. It will also
identify the particular features of Meath which warrant & bespoke economic
development strategy aimed at sustainable employment generation in the county.
This section will benefit from an outline of recent economic performance nationally
and internationally, and the key trends in FDI and indigenous industrial development.

The Economic Development Strategy for County Meath 2014-2022 is cognisant of
changing national policy, including the new regional assembly areas and the
requirements placed on local authorities in respect of their LCDCs and LCDPs. This
strategy is formulated to be capable of adjusting to meet the needs of the economic
components of the LCDPs. There is direct interrelationship between the components
making up the economic elements of the LECPs (provided for under Section 44 of the
Local Govermment Reform Act 2014), and the economic variables and metrics
analysed and considered as part of this strategy.

The County-wide strategy is formed with a regional perspective in mind and is
consistent with current Government economic policy. Such policy advocates a
regional approach to economic development and the strategy will embrace same.
Thus, in terms of spatial planning, two key priorities will be to the fore;

1. Ensure support for sectoral clustering within Meath and between Meath and
the rest of its region.
2. Actupon identified sites for employment growth within the county.

2.4  Economic Prafile of County Meath

The Meath Economic Baseline Study commissioned by Meath County Council and
produced by Dr. Chris Van Egeraat of the Department of Geography and Justin
Gleeson of the All- Ireland Research Observatory (AIRO), NUT Maynooth, was the
initial critical building block in this overall integrated model. It conveys the changes
in economic activity in the county over the past 20 years plotting, inter alia, the
growth in population, employment, infrastructure capacity, regional development,
global economics, education, labour skills, research and development. A detailed
audit of existing economic activity in the county is also outlined in the report.

Reference will also be made to other relevant studies which will provide the
foundation for complementary analysis of data to achieve a clear and comprehensive
analysis of the underperformance of the Meath economy. The latter will aid the
development of potential future economic opportunities for County Meath.



A summary SWOT analysis and elaboration of same will also be included in this

section.

2.5  Vision for Meath

Meath Economic Vision 2022 — Formulation

Formulation of Vision for Meath 2022
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Of particular interest to our subsequent formulation of the ‘Economic Vision’ for
Meath 2022 are the employment growth projections (coupled with prospects for
specific sub sectors in the lrish Economy). This will be conveyed by 3 components,
namely; by sector, by spatial area and by scenario (central, pessimistic and
optimistic). Overall this section of the strategy will identify the economic targets that
can be achieved through the subsequent economic action plan which will be based on

the growth projections for the Irish Economy as set out in the next graph.



Illustration of Employment Growth Projections for the Irish Economy (to be Used in the
Formulation of the ‘Economic Vision’ for Meath 2022)
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Finance SPU April 2014; and ESRI MTR July 2013 ; consultancy team review.

2.6 Economic Action Plan

This element of the strategy will include an outline of informed targets, a set of
recommendations and a clear assignment of roles and responsibilities.

National growth assumptions will be explicit in the strategy. The impact of these
assumptions on the actions contained in the strategy and the likely oulcomes of these
actions (both positive and negative) will be clearly outlined. The strategy will
consider the drivers that have medialed and that are likely to mediate between
national trends and the economic and spatial development of the country. It will
critically focus on delivering change to these drivers. Equally, the relevant external
variables (both policy and macroeconomic)} which are outside the control of Meath
County Council will be listed, and reference made to what actions might be taken, in
implementing the plan, to take account of these.

Meath County Council recognises that the strategy needs to be sufficiently resilient
and robust to deal with different ‘scenarios’ both in terms of regional regulatory
policy and variations in macro national climate change.



2.7  Spatial Implemeniation Plan

This will be structured in the same way as the Economic Action Plan focusing on
recommendations in terms of urban centres and sites in addition to policy analysis and
formation. The latter will convey best practise to integrate investment opportunities
with land-use planning proposals. The spatial element of the strategy will consider a
number of sites around the county with employment development potential, together
with existing services and identify what additional supports will need to be put in
place to make the economic environment of County Meath more investor-ready
and/or attractive to business development.

2.8  Marketing Plan

Marketing Plan — Schematic Plan
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Based on the ‘Vision for Meath’, best practise will be used to promote future
economic activity in Meath (FDI & indigenous), specifying appropriate target
audiences and objectives.



Marketing Plan — Audiences
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* Which sectors?

* What existing perceptions?

* How to matching USPs with audience needs?
* What communications channels?

2.9  Implementation

One of the main challenges of the Economic Development Strategy lies in the
implementation of the individual actions and making sure that they are delivered in an
integrated manner. The interrelationships between the different plans and action arecas
will necessitate that they are brought forward contemporaneously and in a co-
ordinated fashion. A collaborative approach guided by adherence to the strategic
vision offers greater opportunities for implementation. Rather than creating new
layers of formal institutional structures, this approach depends on stakeholder
consensus and coalition building. Project delivery mechanisms stress inclusive
stakeholder participation to achieve this consensus. It is suggested that the
implementation will involve a bottom-up approach. This involves horizontal co-
operation between public and private bodies and decentralised vertical cooperation
between different tiers of government and public administration.

Initiatives should be developed and championed at county level but reinforced by
regional level and national inputs, thereby securing a high degree of buy-in and
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commitment. Central government departments and national agencies have the role of
supporting county-level and regional initiatives.

Clear themes and key outputs shall be identified so as to ensure this strategy can not
only be effectively implemented but also adequately measured. In addition,
recommendations to set up an implementation and monitoring group will be set out
including proposals for funding and stakeholder collaboration.

3. Conclusion

In summary, it is the opinion of Meath County Council that this strategy merits Pilot
Status for Best Practice for the following reasons:

- It synergises spatial planning with the delivery of primary economic
objectives

. It is pioneering in that it has anticipated current government policy and has
the ability to deliver key targets therein

- It is an action based, plan led approach to sustainable economic
development

- It is focused, evidence based and deliverable

- It is innovative in it’s preparation with particular reference to the
methodology and collaborative techniques

- It is a practical, measurable and implementable strategy

We are satisfied that the successful implementation of this strategy can effectively
drive the economic and social development of County Meath.

Concluded.

T ]



Comhairle Chontae na Mi
Rainn Pleandil,
Mealinag Mainstreach, Bitharna Mainstreach
At Uaimh, Contac na Mf
Fdn: 046 - 9097500/Fax:046 - 9097001
R-phast: plavinlng@meathcoca. fe
Web: waww.meatl.ie

Meath County Council
Planning Dept.,
AAbbey Mall, Abbey Road,
Navan, Co. Meath.
Tel: 046 — 9097500/ Fax: 046 — 9697001
E-mail: planning@mentheoro.te
Web, www.meath.le

Tel: 046 9097566/7557

Forward Planning Section
Our Ref: Tile 40

15" March 2013
Mr Bruce Mc Cormanelt,

Planning Inspector,

Planning Section,

Department of Environment, Community and Local Government,
Custoin House,

Dublin 1,

Re: Economic Strategy for Meath
Dear Bruce,

Further to owr conversation eatlier this week whetein you asked for a fornal outline of our proposals in the above
regard, I set out hereunder the rationale for the above. As advised it is intended that an Economic Strategy for Meath
will be inserted into the newly adopted Meath County Development Plan 2013-2019 by means of a Variation in early
2014. This exercise is predicated an the premise that the Councils strategies and actions are focused on delivering on
the No. | Corporate Objective: *“To diive the economic aid sucial development of Comunty Mearh”,

The recently published County Development Plan has brought inte focus inter alia, two key patterns of unsustainable
economic activity in Cavnty Meath i.e. 7 out of 10 members of the workforce resident in Meath travel to work ouiside
the county on a daily basis. Furthermore the Retall Strategy identificd a pheiomenal 60% higher order retail leakage
out of Meath, predominantly to urban centres in counties Louth and Fingal. A recent economic repard fiom the RPG
GDA Office also Indicates that Navan, and Drogheda (part of which is in Meath) have the highest regional
unemployment rates of 23 % and 24% respectively among primaty cconomic growth areas of the GDA. As discussed,
the curvent population of County Meath is ¢.186,000 and it is clear thal sustainable communities are not being
successfully embedded on the basis of the foregoing statistics alone. The Economic Strategy can thus be viewed as a

necessary and legitimale corporate response to this eurrent challenging socio-economie situation for the citizens of
Meath.

Putling People First — A New Role for Local Govermment published by the Department of the Environment,
Community and Local Government on lhe 16" October 2012 endorses a “clearer and enhanced role for local
government in promoting and facilitating enterprise and cconomic development” and outlines a sequential approach to
be taken at national, regional and local level. The document envisages the prepatation of Regional Spatial and
Economic Straiegies by the proposed new Regional Assemblies to underpin national economic plans and
programmes. 1t also envisages that individual local authorities will prepare and adopt County Economic Strategies by
means of the variation process Lo transpose these regional strategies into lower Jevel statutory land-use plans.

Meath Counly Council positively embraces this challenge and the foundaiion has alrendy been firmly established both
locally and regionally for the implementation of this action, The Meath County Development Plan 2013-2019,
includes a new Core Strategy with a goal to “Build on and enhance the competitiveness and atiractiveness of Meath in
order to make it one of the comty's prime locations for indigenous and Joreign economic and employment




generation invesiment”. 1t outlines clear policies and objectives to support this goal end sels out a clear economic role
for our lowns and specifies the target sectors for investment. The Draft Mid-East Economic Development Action
Plan confirms the key role that Meath will play in collaboration with Kildare and Wicklow to achieve agreed
economic priorities for the Mid-East Region. The conunon objective shared by the 3 counties as outlined in the
document is ta successfuily dovetail with, and complement, the Dublin City Economic Development Action Plan,
This high level drafl strategic document thus fulfills to a significant degree, the role envisaged for the futlure regional
strategies by outlining the Mid-East Regional Authorities (MERA) economic expectations and ambitions for the
region and its infrastructural priorities for investment for the period 2010-2022.

Based on the foregoing factors, Meath County Council has thus collaborated with its regional stakeholders and
successfully embedded a clear, strategic, and consensus based format for the making of this variation in line with the
ordinances envisaged in ‘Putting People First’. The Economic Strategy for Meath will demonstrably comprise a
number of logical phases together with the proactive engagement of key stakeholders throughout the process. The
collaborative approach includes the establishment of the following;

1/ Technical Working Group.
2/ Meath Economic Forum.

The membership of the Meath Economic Forum comprises successful high achieving influencers with Meath
connections or backgrounds. The role of its members is to act as ambassadors and champions for economic
development in County Meath both nationally and internationally. John Bruton, former Taoiseach and EU
Ambassador, has agreed to chair this high-level group.

1t is envisaged that the Technical Working Group will comprise senior staff from the relevant Service Directorates in
Meath County Council and nations] and regional guiders of process. Your offer of assistance to this group is
welcamed and appreciated. Tt is also the Cowncils intention 1o request the assistance and expertise of Colm Mc Coy,
RPG Officer and he has in principlc, indicated his willingness to participate. The primary task of this group is to act
as lizison with the Forum and provide research capacity and technical guidance in the preparation of the Economic

Development Strategy. Consequently it is envisaged that there will be close working co-ordination and collaboration
between both groups.

There are a number of integrated critical stages fundamental 1o the successfut delivery of this project. Iam pleased to
inform you that the Council has initiated Phase | of the process. We have engaged the services of NUIM/NIRSA to
conduct research on a baseline multi-factorial study to set out the economic profile of Meath. The latter will form the
key foundation stone of the strategy. The principal investigator is Dr. Chris van Egeraat (NUIM) assisted by Mr.
Justin Gleeson (NIRSA).

Meeting 1 of the Meath Economic Forum is scheduled for the 9™ April wherein it is envisaged that a presentation will
be given on the preliminary findings of the Baseline Study by Dr Chris van Eggeraat together with a presentation of

the key findings on retail activity by John Spain who advised on the Retail Strategy in conjunction with the County
Development Plan,

The collaborative input from the Department Inspeclorate and the Regional Planning Authority to our Forward
Planning Work Program aver the past year has been very beneficial and is viewed as an essential component in the
successful delivery of a significant body of work. Furthermore, as discussed, Minisler Hogan has now set out new
parameters for the future role of Local Authorities in the economic development of their administrative arcas,
incorporating a specific role for the Forward Planning/Plan-Making Process. The County Manager has indicated that
Meath County Councit is fully committed to fulfilling and delivering on this enhanced and challenging remit.



We look forward to your participation and guidance on this project and as discussed the Council would greatly
appreciate if your Depariment would consider awarding Pilor Status for Best Practice for the overall project.

Should you require any elaboration on the above, do nof hesitate to make contact and T attach hereunder a schemata of
the various stages in the proposed process.

Corporate Goal No. 1

To drive the economic and social development of County Meath

Stage 1: Baseline Study NUIM (already in progress)
Conduct a baseline multi-factorial study to set out the economic profile of Meath.
Completion date — Q 2 2012

Stage 2: Economic Development Strategy for Meath
Development of Strategy in collaboration with the Economic Forum and the
Internal Working Group

Incorporate the findings of the baseline study and other relevant material
Outline future priority actions, policies and procedures/for recommendations
Completion date —Q 1 2014

Stage 3: Variation to CDP
Incorporate Economic Development recommendations
Completion date - Q22014

Yours Sincecely,

J"/'LI-‘-' - C ..(JZ‘J/)‘
I i’at-iéa]lngher,-

Senior Planner,
Plavning and Sirateglc Transportation.
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INTRODUCTION

This Planning Report has been prepared by John Spain Associates in respect of
the Draft Ministerial Direction issued in respect of Variation No. 3 of the Meath
County Development Plan 2013 — 2019. The Draft Direction requires the
following:

“The County Council of Meath Counly is hereby directed to take the following
steps with regard to the Meath County Development Plan 2013 - 2019 (‘the
development plan’).

a. The map entitled ‘County Development Plan 2013-2019 Variation No. 3
Amendments — Dunboyne North — Dunboyne — Clonee — Land Use Zoning
Objective Map' which sels out the zoning objectives for Dunboyne North —
Dunboyne — Clonee in the Meath Counly Development Plan 2013-2019 is o
be amended by removing:

i. The re-zoning of lands at Pace, north of Dunboyne for a mixture of uses
including objective ‘A2' (residential), objective 'E1/E3" (high
technology/manufacturing/office) and objective ‘E3
{logistics/warehousing)

And
ii. The Objectives '‘Dunboyne North OBJ1 and OBJ2'”

The effect of the required amendment is that the zoning objective pertaining to
the subject lands at Dunboyne North will revert to their current objective within
the Dunboyne, Clonee & Pace Local Area Plan 2009.

This report briefly summarises the intentions of Variation No. 3 of the Meath
County Development Flan 2013 — 2019 and outlines the strategic approach to
the proposed live/work community at Dunboyne North, before analysing and
commenting on the the Draft Direction.

SUMMARY OF VARIATION NO. 3 OF THE MEATH COUNTY DEVELOPMENT
PLAN 2013 — 2019 AND THE STRATEGIC APPROACH ADOPTED TOWARDS
THE PROPOSED LIVEWORK COMMUNITY AT DUNBOYNE NORTH

Variation No. 3 of the Meath County Development Plan 2013 - 2019

The key purpose of Variation No. 3 of the Meath County Development Plan 2013
- 2019 is to align the County Development Plan with the key tenets of the
Economic Development Strategy for County Meath 2014 - 2022, as they relate
to statutory land use planning.

The Economic Development Strategy sets out the medium-term strategy for
economic development within County Meath, until 2022, and has been prepared
in light of the recommendations set out within “Putting People First (2012) and
the Local Government Reform Act of 2014. The Economic Development Strategy
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is also mindful of the wider regional context of economic and employment
development in Meath and neighbouring local authority areas.

It identifies that existing trends within the County which impact on the economic
performance of the County include:

A narrow base of economic activities in largely traditional areas;

A Foreign Direct Investment (FDI) deficit;

Low penetration of knowledge-orientated activities; and

Substantial skills leakage due to commuting trends from the County.

Together with setting evidence-based measures aimed at accelerating the
economic transformation, revitalisation and sustainable development of County
Meath, the Strategy also assesses spatial planning opportunities, in the form of
identified sites around the county, and the fit' of these locations in the context of
the County Development Plan. Dunboyne is identified as one of five key
settlements within the county where the advancement of strategic sites is
recommended.

The proposals within Variation No. 3 with respect to the lands at Dunboyne North
includes the provision of housing as part of a sustainable community model,
which will be integrated with employment, commercial, educational and
community land uses, together with open space and amenities adjacent to a
railway station, in order to ensure a sustainable land use mix. This is a key
aspect of successfully implementing the Economic Development Strategy for
County Meath 2014 — 2022.

Variation No. 3 is also key to the successful implementation of SEDO
{Sustainable Economic Development Objective) 2.9 and 2.10 of the Local
Economic and Community Plan 2016 — 2021, which seek to promote the county’s
towns and strategic employment sites as economic drivers for employment. Of
particular relevance in the current context is the commitment under SEDO 2.9 to
*Examine pilot sirategic sites to advance in Navan, Ashbourne, Drogheda, Kells
and Dunboyne including targeted sectors and cluster opportunities. Develop and
implement best practice fo advance same.”

Background to the proposed live/work community at Dunboyne North

The Regional Planning Guidelines for the Greater Dublin Area 2010 - 2022
emphasise that towns within the Metropolitan Area, including Dunboyne, should
make maximum benefit of existing assets - public transport, social and
infrastructural — and this may include expansion of the built footprint of a
settiement, where this is in tandem with the development of planned, high quality
heavy or light rail based public transport projects and within carefully considered
phased, high standard and integrated local area plans or Strategic Development
Zanes, where new housing and public transport and other services are delivered
in tandem.

Dunboyne is identified by the Economic Development Strategy as one of five
strategic sites around the county that will drive employment development in
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Meath over the course of the medium-term and beyond. In this respect the
development of Dunboyne as a strong, vibrant and sustainable community and
location for economic development is vital to the success of the Meath economy
and, more generally, the regional economy.

Dunboyne has been the beneficiary of significant investment in public transport,
in particular the opening of the Clonsilla to Dunboyne railway line to commuter
traffic and the construction of Dunboyne and M3 Parkway rail stations.

The Regional Planning Guidelines outline a commitment to the future growth of
Dunboyne, which is envisaged as growing from a Leve! 3 to a Level 2 Retail
Centre over a 20-year timeframe. In line with this commitment, the Council zoned
the lands at Dunboyne North, under the Dunboyne, Clonee & Pace Local Area
Plan 2009 - 2015, for substantial retail, offices and residential development.
Objective RET OBJ 1V of the Local Area Plan sets out the Council's strategic
approach to the development of the lands, outlining the Council's intention:

“To prepare a unitary Framework Plan for the designated Level 2 Retail Cenlre at
Pace which will address land use, transportation, connectivity, urban design,
recreation and implementation issues. Delivery of the Level 2 Retail Centre shall
be phased and coordinated in tandem with infrastructural provision across the
Corridor Area. It shall be a grounding objeciive of this Framework Plan to
encourage development in a sustainable, coordinated and efficient manner
where such development is facilitaled and accompanied by the required
infrastructure and services. The Framework Plan shall provide, inter alia:

e For retaif floorspace and associated facilities to include some high density
and other appropriate residential development commensurate with
population growth over the time period of the County Development Plan
having regard to the commitment in the Regional Planning Strategy for
Dunboyne to grow from a Level 3 to a Level 2 Centre gradually over a 15 -
20-year timeframe,;

e High end office based employment uses at levels commensurafe with its
location and proximate to a multi modal public transport interchange;

e A pedestrian and cycle route over the M3 Molorway lo lands to the east
subject to the agreement of the National Roads Autharity.

The preparation of the Framework Plan shall have regard to and generally be
consistent with the Integrated Framework Plan for Land Use and Transportation
as required pursuant to in the Meath County Development Plan 2013-2019 and
other policies and objectives of the County Development Plan, the Regional
Planning Guidelines and the 2008 — 2016 GDA Retail Strategy.”

The LAP envisages the lands at Dunboyne North as a significant opportunity for
a sustainable urban extension of the town, in terms of retail, high density
residential, community and recreational facilities.
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THE DRAFT MINISTERIAL DIRECTION

Dunboyne is situated within the Dublin Metropolitan Area; it is the only setflement
in Meath within the Metropolitan Area of the Greater Dublin Area. It is designated
within the Regional Planning Guidelines for the Greater Dublin Area 2010 - 2022,
as a Large Growth Town Il and a Secondary Economic Growth Town within the
Metropolitan Area. A Large Growth Town Il is described as 'strong active growth
towns, economically vibrant with high quality transport links to larger fowns/city’
of approximately 15,000 to 30,000 persons. Furthermore, the Retail Strategy for
the Greater Dublin Area 2008 — 2016 designates Dunboyne as a Level 3
Town/District Centre, with the potential to grow to Level 2 Town Centre by 2028.
This objective from the Retail Strategy for the GDA is incorporated into the
Regional Planning Guidelines for the GDA (Figure 8 — Retail Hierarchy), which
states that ‘Dunboyne will gradually develop over the next 20 years towards level
2 status’. The Level 2 Town Centre status is at the same level as Navan,
Bianchardstown, Tallaght and Dundrum.

The current proposal for the lands at Dunboyne North is not based on the
regional retail designation of Dunboyne; rather, it is based on the
recommendations of the Economic Development Strategy and it involves a
reconsideration of the most appropriate future use of the lands in that context.
This point is of critical importance because, where it has already been
determined by the Council that the lands are not necessary for significant retail
development to meet county or regional needs, there is a need to develop a
strategy for the alternative development of these strategically located lands,
noting the proximity to the M3 Parkway rail station, in order to ensure an overall
strategy for the proper planning and sustainable development of the area.
Variation No 2 of the CDP in 2014 saw no change in the status of the lands
notwithstanding the Executive's wish to reconsider their designation in light of the
economic downturn and discussions with transport and other stakeholders.
Arising out of significant work carried out with the Elected Members regarding
how best to implement the Economic Strategy in order to achieve the jobs targets
set out therein of 7,500 by 2022, the Elected Members formed the view that
support for a ‘live work community’ at this location represented the most
appropriate use of the land and lent best support to emerging FDI interest.

Following the approach set out within the Draft Direction, the zoning pertaining to
the lands would revert to their current zoning until such time as the new Regional
Spatial and Economic Strategy is published. Given the importance to the
economic prosperity of County Meath of fostering economic growth in locations
such as Dunboyne North, which are now demonstrating an ability to attract and
deliver major employment development, it is considered that it is unreasonable
and unnecessary to require that the Council should await the publication of the
RSES bhefore devising an alternative strategy for the development of the lands.
This would prevent the realisation of the opportunity to implement key elements
of the Economic Development Strategy in the short term and result in critical lost
opportunities, for no apparent benefit.

The approach set out within the Draft Direction is particularly difficult to
understand, given the Draft Direction seems to have arrived at a similar view to
Meath County Council (i.e. that the lands at Dunboyne North are no longer
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needed to provide significant retail development in the future). If there were to be
a review of the long term Level 2 retail designation at Dunboyne as part of the
new RSES, as the Direction suggests, there would be a requirement to put in
place an alternative planning strategy for these strategically important lands. This
is precisely what Variation No. 3 seeks to do.

The success of the Council's strategic approach to fostering economic
development, based on the recommendations and outcomes of the Economic
Development Strategy, and the attractiveness of the Dunboyne North as an
employment development location can be evidenced through recent high profile
announcements of significant employment development in the area. Shire
announced earlier this year their intention to develop a manufacturing facility at
Piercetown, in the immediate environs of Dunboyne North. The Shire facility will
be active in bio-pharma manufacturing on a 120-acre site and will see 400 highly
skilled jobs created in the area over the next four years, with an additional 700
jobs being created during the construction phase. Avoca has also announced
plans to open its largest retail facility in Ireland at Dunboyne North. This will see
the creation of 80 jobs. Furthermore, within the lands the subject of the Drait
Direction themselves, Aramark, which acquired Avoca in 2015, is actively
considering a European operations centre, with an estimated 500+ jobs at the
site next to the M3 Parkway Rail Station (not including the construction phase
jobs). These examples are a very clear demonstration of the attractiveness of the
Dunboyne North area to major employers and also that the Economic
Development Strategy is already being successfully implemented. The Draft
Direction does not reference any of these significant investments at any point.

A further significant and very surprising omission from the Draft Direction is the
absence of any reference to the newly built railway station, M3 Parkway, at
Dunboyne North. Given the stated concerns in the Draft Direction for the
potential impact of the proposed live/work community on the operation of the M3
Motorway and Junction 5 Dunboyne North, it is difficult to understand how there
is no mention within the Draft Direction of the potential opportunities for modal
shift, arising from the creation of an employment campus and related sustainable
housing in such close proximity to a high quality public transport facility.

With respect to the requirement that a comprehensive traffic assessment of the
proposed live/work community proposal should be undertaken, in order to ensure
the avoidance of any adverse impact on the national road infrastructure must be
provided, we are not aware of any other County Council in the State having been
requested to undertake such a detailed level of traffic impact assessment at the
Development Plan stage for an individual site. This is considered to be a
development management issue. Fingal County Council has proposed under its
Draft County Development Plan 2017-2023 to zone a very substantial amount of
land for employment-related development close the junction of the M50 and the
M2 and South Dublin County Council recently zoned additional lands for
employment-related development to the south of the M4 and west of the M50, as
part of its new County Development Plan. We are not aware that any detailed
transport assessment of the proposals was undertaken in either instance. The
Draft Direction seems to take an inconsistent approach in this instance,
suggesting that a greater level of assessment is required than is the case
elsewhere or is required by guidelines.
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In any case, we note the preparation of, as part of the submission by Declan
Brassil & Company Limited, an assessment of the M3 Junction 5, Dunboyne
North. This assessment, undertaken by Cronin Sutton Civil and Structural
Engineering Consultants assessed the operation of Junction 5 at base year of
2025, taking into consideration traffic arising from the current proposed zoning of
the lands at Dunboyne North, and concluded that the junction would operate
‘within capacity’. This is an important consideration, in the context of the
concerns expressed within the Draft Direction and it is considered that this
conclusion should alleviate any concerns in this respect. It is hoped that this
addresses the concerns set out within the Draft Direction in this respect.

In terms of the wider sustainability of the proposed employment zoning, the
intention is that current outbound commuters would be intercepted at Dunboyne
North, where new high skilled employment opportunities will offer an alternative
to commuting inte Dublin City. Outside of Dublin, Meath experiences the highest
level of outbound commuting of workers in the State. 32,942 or 54% of the
county’s workforce commute out of the county for work, with 41% of these
commuters working in Dublin. The overarching intention of zoning proposed in
this area is to target FDI development opportunities on lands zoned in the area of
the M3, including at Dunboyne North, where there is a history of such major
employment developments being delivered. Delivery of FDI development will
almost certainly reduce the level of outbound commuting experienced as
outbound commuters represent a major talent pool for FDI companies investing
in the county and are a key selling point for the county, with over 41% of those
commuting holding third-level or higher educational attainment. Furthermore, in
locating such developments in very close proximity to a high quality public
transport corridor, there will be options for inbound commuters to travel by train
to work at Dunboyne North.

With regard to the proposed residential component of the live/wark community at
Dunboyne North, we question the assertion that the location of the lands at
Dunboyne North would be ‘distant’, ‘detached’, ‘disconnected’ or ‘isclated’, as is
stated within the Draft Direction.

The Draft Direction refers to the residential zoning being '1.5-2 km away'. It is
presumed that this is 1.5-2km from the town centre but this is not made clear in
the Draft Direction. In any case, the statement is incorrect. The edge of the
identified development area boundary of the town is approximately 110m from
the Dunboyne North lands and the built edge of the town is approximately 280m
from the lands, in a direct line. The proposed residential area is approximately
1.3km by road to the established urban area and the town centre, as defined by
the town centre zoning objective, is 600m from the residential area, in a direct
fine, and 1km by road. Most importantly, all of the residential lands are within
600m of M3 Parkway rail station and are within convenient walking distance of a
commuter rail station.

With regard to the ‘detached’ comment, it seems that the Draft Direction has
taken the view that the sequential test would be breached, due to the 1.5-2km
distance to the town. This assessment does not appear to take into account the
existence of the M3 Parkway rail station or the very clear guidance within the

John Spain Associates Planning & Development Consultants



3.13

3.14

3.15

3.16

3.17

Development Plan Guidelines for pursuing opportunities for synergies between
land-use and transport planning. The Guidelines outline that “/ntegrated land use
and transport planning has a key role in delivering social, economic, and
environmental sustainability.” In this respect, it is most surprising that in outlining
what is considered in the Draft Direction to be a clear breach of the sequential
test, the Draft Direction contains no reference whatsoever to the existence of M3
Parkway rail station within 600m of the proposed residential area. This fact is of
critical importance to a thorough understanding of the Council's strategic
approach because pursuing the synergy between land use and transport
planning in this area is exactly what Meath County Council is attempting to do at
Dunboyne North.

The proposed residential zoning is in accordance with the sequential test, as set
out at Section 4.19 of the Development Plan Guidelines, as it maximises the
utility of existing public transport infrastructure provisicn and in particular the M3
Parkway rail station and promotes the achievement of sustainability and gives
preference to a public transport route and promotes integral mixed employment
and residential development.

The Draft Direction also includes the term ‘leapfrogging to more remote areas’ in
relation to the sequential test. The use of the term ‘leapfrogging’ suggests that
more suitable development areas between the urban core or public transport
corridors are not zoned in favour of more remote areas. Notwithstanding this
suggestion, Variation 3 does not result in ‘leapfrogging’, in our opinion, as there
are no other available lands of any significance between the existing urban area
and the proposed development areas which might be considered more
sustainable. Furthermore, the unzoned lands to the east and the immediate
south-west of the town centre are both affected by significant flood risk issues.
Indeed, whilst there is some additional land to the south of the town which could
be zoned, that land is less preferable than the lands at Dunboyne North hecause
it is much less well connected to public transport (the rail stations in particular)
and the local employment areas.

The intention of the proposed live/work community at Dunboyne North is to
create a sustainable new development, with a mix of commercial, residential,
employment and recreational uses provided for adjacent to an existing train
station. The lands would therefore not be ‘isclated’, as is being suggested.

The concept of live work communities is well established in an Irish planning
context, having formed a key aspect of the Dublin Docklands, Clonburris and
Cherrywood Strategic Development Zones. These SDZs are framed around the
concept of being a highly sustainable, dense, mixed-use community, focussed on
key public transport nodes. They are all separated from existing town centres.

A further example of this approach of locating significant new residential
development in the Dublin Metropolitan Area at new rail stations is the zoning of
lands at Woodbrook, Dun Lacghaire Rathdown. These lands are physically
separated from the nearest adjoining settlements, Shankill and Bray, by green
belt areas, and their zoning for residential development is based on the planned
presence of a new Dart station at Woodbrook. A similar concept is found at
Clongriffin in Dublin's North Fringe.
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Monard in County Cork is also separated from Cork City and other settlements
and is again based on a proposed new commuter rail station. In these draft
instances, it has clearly been accepted that there is an inherent sustainability in
directing residential development to locations proximate to high quality public
transport infrastructure. In fact, the Statutory Instrument under which the Monard
SDZ was formally designated clearly highlights “the efficient use of public
investment in infrastructure facilities, including public transport” as a key aspect
of the reason for designating the lands and, indeed, in approving the SDZ
scheme, An Bord Pleanala outlined that the proposal “provides for an appropriate
development of housing and related uses which will have access fo means of
public transport and which will allow the coherent development of the wider Cork
area” and that the land “provides for adequate access to road, rail and other
infrastructural facilities to service the area.” The proposed live/work community at
Dunboyne North is similar to these examples in this respect, albeit at a smaller
scale and albeit with a greater emphasis on the provision of new local
employment functions.

It is considered that the proposed live/work community at Dunboyne North,
served by the existing M3 Parkway rail station is similar in concept to other
examples of sustainable urban extensions focussed on rail corridors with the
added important added element of substantial planned new local employment
opportunities and the presence of the existing rail station.

Furthermore, the National Transport Authority has alse researched the concept
of rail focussed residential development and produced a study in 2013 entitled
Planning and Development of Large-Scale, Rail Focussed Residential Areas in
Dublin (2013). This study explored options for focussing largescale residential
development in Dublin on rail corridors. It identified a set of criteria in order to
identify sites considered to represent ‘strategic residential development areas’.
Such areas:

e Are located within the four Dublin local authority areas; Are served by high
quality public transport (heavy rail, DART or LUAS);

e Have the ability to accommodate significant future population growth;

e Have been designated under their respective governing statutory plans as
areas suitable for residential development af a density in excess of 50 units
per hectare;

e Conslitute strategic land banks which are currently designated for large-
scale primarily residential development and which are appropriately zoned or
designated SDZ or LAP areas,

Can be greenfield / brownfield sites;
Are generally not located in existing towns, and

s Have not to date been completely buiit out.

Dunboyne meets the requirements identified by the NTA to comprise a strategic
residential development area, particularly given it is situated within the core
Dublin Metropolitan Area (this does not apply to some locations within Dublin
itself) as defined in the RPGs and it is also already identified within Variation No.
3 as a location which it is envisaged will accommodate high-density residential
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development in the future. While it is in County Meath and not in one of the four
Dublin authorities, it is located in the Dublin Metropolitan Area, served by a
recently constructed commuter railway line and station. We note one of the
criteria is that such locations “are generally not located in existing towns”.
Examples referenced in the NTA study are Cherrywood, Clonburris and
Clongriffin.

CONCLUSION

The requirement of the Draft Direction to return the lands at Dunboyne North to
their current zoning appears to be to be unsustainable and contrary to
government policy, as set out in the Retail Planning Guidelines for Planning
Authorities, and confrary to the Meath Retail Strategy. If the Council were now
proposing to zone the lands for substantial retail development purposes now, as
per the Draft Direction, it is likely in our view that both Transport Infrastructure
ireland and the National Transport Authority would object to any such proposal.

The Economic Development Strategy for the county identifies the strategic
importance of the lands to the economic future of the county and Variation 3
represents the most important opportunity in County Meath to successfully
implement its Economic Development Strategy in a highly sustainable manner,
with the development of a new live/work community served by high quality public
transport, close to Dunboyne Town Centre and with all necessary local facilities
and amenities incorporated. It would be a serious retrograde step for the
sustainable economic development and proper planning and sustainable
development of the county were this Draft Direction to be implemented.

John Spain Associates Planning & Development Consultants

1"



APPENDIX H
ECONOMIC CONTEXT REPORT
JULY 2016

52 |



Prepared by Dr. Pat McCloughan, Managing
Director of PMCA Economic Consulting PMCA ECONOMIC CONSULTING

Economic Context Report
27 July 2016

Introduction and Overview

The purpose of Variation No. 3 of the Meath County Development Plan {CDP) 2013-2019 is to give effect
to the Economic Development Strategy for County Meath 2014-2022, which was prepared in the context
of Putting People First (2012} and the Local Government Reform Act 2014, and thereby designed in the
spirit of the requirement that local authorities adopt and implement a more proactive approach to
economic development and job creation.

The Economic Development Strategy was prepared by a multidisciplinary consultancy team comprising
PMCA Economic Consulting, John Spain Associates (planning) and FTI Consulting {marketing) and was
launched by Meath County Council in June 2015 at Ballymagarvey House, County Meath, at which Mr.
Frank Ryan, Chairman of IDA Ireland and former Chief Executive Officer of Enterprise Ireland, gave the
keynote address, in which he spoke of the importance of local authorities playing their part as public
agencies in assisting enterprise and employment development in their respective administrative areas
and wider functional regions. He also referred to the increasingly competitive and challenging
international environment, which further underlines the importance of the public sector playing its part
in supporting sustainable economic development in the State,

Mr. Ryan’s remarks have proved particularly prescient in recent weeks, following the shock decision of
the UK to exit the EU. Mr. Ryan and other external stakeholders have commented that the substantial,
evidence-based Economic Development Strategy offers an exemplar model for local authority economic
planning in the State and a summary of the report was independently published in Pleandil — Journal of
the Irish Planning Institute {Issue 21, 2015/2016, pp. 44-65) in an article entitled ‘Planning for Economic
Development in a Hitherto Commuter Location — The Case of the Royal County’.

While the unprecedented Brexit event for Ireland will mean heightened uncertainty for the country
during the exit negotiation process, which is expected to take at least two years {but could persist much
longer than this time due to the complexities involved and the fact that the UK is one of the largest
economies in the world), PMCA Economic Consulting considers that the UK will become a more
formidable competitor to Ireland for foreign direct investment {FDI) in the coming years, with the
expectation that the corporation tax rate in the UK regions, including Northern Ireland and Scotland
(perhaps Ireland’s closest competitors for inward investment in the long-term), will be reduced to 12.5%
or lower. In addition, State aid will no longer be an issue for the UK, opening up the very unattractive
and complex vista of an asymmetric situation on the island of Ireland, in which the authorities in NI will
no longer be constrained in providing public funding to enterprises while those in Ireland will continue
to be bound by EU State aid rules. Generally speaking, trade and FDI are to a large extent substitutes —
multinationals exist in part in response to barriers to trade — and PMCA expects that locations like
Belfast, Derry/Londonderry, Edinburgh and Cardiff etc. will become more competitive relative to Irish
locations in regard to attracting FDI in the years ahead, notwithstanding the fact that the EU will no
longer be part of the EU.

Accordingly, Ireland needs to plan ahead on the basis that its 12.5% corporation tax advantage will
erode over time and the country needs now to be more proactive than ever in respect of ensuring FD,
while at the same continuing to support indigenous enterprises.
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In advising the Department of Finance on the preparation of Ireland’s Medium Term Economic Strategy
post-Troika in late 2013, Dr. McCloughan emphasised this particular point to civil servants, and the
imperative to become more competitive also applies to local authorities like Meath County Council,
which has made a terrific start in the implementation of its Economic Development Strategy 2014-2022.

However, the Draft Direction, if given effect, threatens to seriously undermine the achievements to date
and heighten an already very uncertain economic environment.

Variation No. 3 is not about housing - rather the planned, limited residential development on the lands
at Dunboyne North are part of the much wider abjective of realising the goal of more jobs within County
Meath — consistent with the overall vision of the Meath CDP 2013-2019. Housing is relevant insofar as it
supports sustainable economic development, a point also made in the Minister's recently published
Housing Strategy (luly 2016), which highlights the importance of a competitive {and affordable) housing
supply {including rental) for a modern, competitive economy. The importance of housing to etonomic
competitiveness is also highlighted in the latest report from the National Competitive Council {at the
time of preparing this report).*

The good news is that the Economic Development Strategy is already being successfully implemented
and Meath County Council takes great pride in playing a key part in the process. The successful
application of the economic plan is especially apparent in the Dunboyne-Clonee-Pace Corridor,
identified as one of five strategic economic development sites in the County.

The submissions received in regard to the Draft Direction — not least that from Aramark, which is
considering a new investment in the lands under consideration, with the prospect of many hundreds of
new jobs being created - are clear enough to PMCA in that the Draft Direction if proceeded with, would
risk the loss of major new employment in the area and would also heighten the investment uncertainty,
just when one would have been forgiven for thinking that the uncertain economic environment could
not get any worse.

The evidence of the successful implementation of the Economic Development Strategy for Meath in the
area in question takes the form of the significant new jobs announcements by Facebook, Shire and
Aramark (owners of Avoca) in the past year, all in the vicinity of the lands at Dunboyne North. In
particular, the new Avoca outlet will be developed on retail zoned lands on the other side of the M3
Motorway to the lands at Dunboyne North, with 80 new jobs. The Avoca site is next to the economic
development lands at Piercetown, where the new Shire facility will be located. The new Shire facility on
a 120-acre site will see 400 highly skilled jobs created in the area over the next four years, with an
additional 700 jobs being created during the construction phase.? The Facebook investment at Clonee
will be even larger than originally announced last year, with 2 main buildings, entailing 2,000
construction phase jobs and 150 longer-term jobs when the major new initiative is operational.

!reland’s Competitiveness Scorecard 2016

(http://www.competitiveness.ie/Publications/2016/Ireland%20:%2 0Competitiveness¥20Scorecard%%202016.html}
? The Shire announcement has been the largest FDI jobs announcement by the IDA so far this year — please refer to
the recent IDA press release /DA lreland Reports Strong First Half to 2016
{http://www.idaireland.com/newsroom/ida-strong-2016/).
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Within the economic development lands under consideration themselves under Variation No. 3,
Aramark, which acquired Avoca in 2015, is currently considering the possibility of building a European
operations centre, with an estimated 500+ jobs at the site next to the Parkway Rail Station {not including
the construction phase jobs entailed in the installation of the major new operations centre on the
lands). The Aramark Corporation is a leading global enterprise active in @ number of sectors and with
well over 250,000 employees worldwide.

In view of the submission from Aramark, it is clear enough to PMCA that, should the Ministerial Draft
Direction zoning be put into effect, then the immediate impact would likely be the loss of this potentially
very significant investment, with many hundreds of direct high quality new jobs being lost in the
process, not to mention the wider economic impact of the additional jobs that would be created or
sustained as a result of the potential new investment.

All these examples of the successful implementation of the Economic Development Strategy to date are
in line with the spirit of Putting People First {2012} and the Local Government Reform Act 2014. It js
clearly evident that the commercial investment market is backing this part of County Meath, given the
level of interest shown to date. On the other hand, the Draft Direction would have the effect
{inadvertently) of hindering or even preventing the possible new investment and this in turn would send
out the wrong signal regarding future investment and jobs in County Meath.

County Meath LECP

The Economic Development Strategy, outlined in more detail below, also underpins the Meath Local
Economic and Community Plan (LECP), which is aimed at reinforcing the actions set out in the Economic
Development Strategy through the County Meath Strategic Policy Committee {SPC} for Economic
Development and Enterprise and the County Meath LCDC {Local Community Development Committee).
The Meath LECP was considered and vetted by the Eastern and Midlands Regional Assembly (EMRA),
with which Meath County Council has a productive working relationship.

The Meath LECP is a practical, action-oriented resource capable of complementing the Economic
Development Strategy underway in the County and also the regional-level economic development
initiatives, including the Regional Planning Guidelines for the Greater Dublin Area 2010-2022, the
Regional Action Plan for lobs for the Mid-East Region (2015) and the ongoing work of the EMRA, in
respect of its Regional Spatial and Economic Strategy (RSES), which will in due course replace the
aforementioned RPGs for the GDA. The Department of Jobs, Enterprise and Innovation held a workshop
in Navan to inform the Regional Action Plan for Jobs in 2015, at which Dr. McCloughan attended.

The implementation of the Meath LECP and the Economic Development Strategy are also benefitting
from the advice of the Meath Economic Forum {MEF). Formed in 2013, and operating in a voluntary
capacity, and supported by Meath County Council, the MEF is chaired by Meath native and former
Taoiseach Mr. John Bruton and comprises senior figures from the business world, academia and the
policy environment with connections to the County, all with the goal of helping to support and promote
economic and employment development in Meath. The MEF is an important asset for progressing
economic development in the county and Meath County Council looks forward to continuing this
important relationship in the years ahead, during the lifetime of the LECP, and beyond.

Dr. McCloughan assisted the Meath Economic SPC in drawing up the Economic Element of the LECP and
there is now a consistent network of actions currently being implemented for the purposes of
facilitating enterprise and job creation in the County, benefitting from the inputs of the Economic SPC,
the LCDC and the MEF.
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The Meath LECP is publicly available on the website of Meath County Council® and fifteen practical
Sustainable Economic Development Objectives (SEDOs), reflecting the aims of the Economic
Development Strategy and having the overall goal of facilitating more economic impact, including
employment, within the County. Along with Navan, Drogheda (Southern Environs in Meath), Ashbourne
and Kells {which is included in the new EU Regional Aid Map for Ireland 2014-2020), Dunboyne is
identified as a strategic economic development centre for the County, and this includes the Dunboyne-
Clonee-Pace Corridor, which has been gaining considerable interest from FDI companies and the new
inward investment will be important to addressing the deficit in FDI in County Meath identified in the
Economic Development Strategy.

In this regard, SEDO 2.9 of the Meath LECP states as follows:

“SEDQ 2.9 Facilitate enterprise and employment development within County Meath through a
streamlined and efficient |local planning process.”

This SEDO has the purpose of promoting Meath’s towns and strategic employment sites as the
economic drivers for employment in the County while acknowledging the role of the rural economy
and the respective activities and outcomes within the SEDO are:
o "Activities
o Promote the hierarchy of economic centres and targeted sectors in Meath with the
objective of facilitating significant new enterprise development.
o Examine pilot strategic sites to advance in Navan, Ashbourne, Drogheda, Kells and
Dunboyne including targeted sectors and cluster opportunities. Develop and implement
best practise to advance same.
o Ensure local planning processes in place aimed at ensuring a flexible and business
friendly system that will facilitate employment opportunities.
¢ Outcomes
o Sustainable development promoted
¢ Economic grawth within these towns advanced
o Meath a business friendly environment”

Similarly, SEDO 2.10 of the Meath LECP is to:

“Facilitate enterprise and employment development within County Meath through effective
infrastructure provision —sites and property solutions for employment generation.”

The Activities in SEDO 2.10 are to:

o “Promote workspaces for indigenous and/or rural enterprise development.

o Compile and regularly update database comprising sites for employment generation and
workspaces available in business/industrial parks, office & commercial developments,
incubation and research facilities,

o Advance suitable site solutions to ensure developments meet market needs with high quality
infrastructure and utility provision.

o Develop and operate best practice procedures to enter into public private partnerships.

¥ The Meath LECP is available at:
http://www.meath.ie/Community/CommunityDevelopment/LocalCommunityDevelopmentCommittee/LocalEcano

micandCommunityPlan/,
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The Outcomes in SEDO 2.10 are:

o “"Development of Incubation space for Enterprise

o Increase in business floor space (office/industrial/retail etc) within the County
o Levels of vacancy of existing workspaces reduced

o Suitable sites available for development.

Opportunities of public private partnerships maximised.”

&)

As a suitable site for economic development, which was zoned for that purpose in 2009, the lands under
consideration at Dunboyne North come under the remit of SEDO 2.10 of the Meath LECP; and the
evidence to date, in the past year, illustrates very clearly that investor interest in the site is very strong.

All of the SEDQs contained in the Meath LECP are aimed at facilitating enterprise and employment
development within County Meath, in recognition of the process that public agencies like Meath County
Council are best-placed in supporting the private sector to invest and create jobs locally, and the SEDOs
are all based on the hard evidence presented in the Economic Development Strategy that clearly show
the need to further develop enterprises in the County — including from the perspective of supporting the
sustainability of funding in respect of Meath County Council, which is outlined further below.

Relative Population Growth (2011-2016) in County Meath and in the Dunboyne Area

It is well-established that County Meath has been for the past number of censuses one of the fastest
growing caunties in the State in terms of population. This in turn has placed significant pressure on local
resources and housing, and also on the sustainability of funding of Meath County Council, to which we
return at the end of this report. The considerable population growth experienced by the County further
highlights the need for Meath County Council, working in tandem with its partners, including the State
enterprise development agencies, to facilitate more employment and economic impact within the
County, which in turn underscores the importance of giving effect to Variation No. 3 of the Meath CDP
2013-20189.

The recently released Preliminary Population Estimates from Census 2016 by the CSO show that County
Meath experienced the most rapid rate of growth in populatian of any county in the State during 2011-
2016, hearing in mind that the CS0 data are preliminary estimates and subject to possible change when
the figures are finalised next year.
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Figure 1: Population Change in the State and Irish Counties 2011-2016

% Change 2011-2016

Meath
Dublin
Kildare
Laois
Langford
Cork
Louth
Wicklow
Carlow
Cavan
Kilkenny
State
Galway
wexford
Westmeath
Waterforg
Limerick
Offaty
Narth Tipp
Kerry
Monaghn

Clare

South Tipp
Roscomman
Leitrim

Sligo

Source: Population figures from the CSO (preliminary estimates 2016).

The table below shows the rate of population change during 2011-2016 in the State, County Meath and
in the Ratoath Local Electoral Area (LEA), within which the Dunboyne Electoral Division {ED) is located.
As can be seen, the Dunboyne and Ratoath EDs are the largest in this part of the County and it is
envisaged that the new investments in the lands under consideration would benefit residents in these
EDs as well as elsewhere in the County, and inbound commuters from other parts of the country.
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Table 1: Population Change in the State, County Meath, Ratoath Local Electoral Area and Dunboyne

and the Other Electoral Divisions within the Ratoath LEA

Analysis of Population Change 2011-2016

Population
Location 2011 2016 (e) % Change
Stie - Ireland 4,588,252 4,757 976 37%
County Meath 184,135 194,942 5.9%
Rataoth Local Elecloral Area 31,894 33,556 5.2%
Culmuliin 1,054 1,136 7.8%
Dunboyne 9,578 10,072 5.2%
Dunshaughfin 5,676 5,840 2.9%
Kileen 1,091 1,157 6.0%
Kimessan 1,388 1,562 12.5%
Kilmore 1,507 1,587 5.3%
Rabath 10,561 11,079 4.9%
Rodansown 1,039 1,123 B.1%

Source: Population figures from the CSO {preliminary estimates 2016).

The Meath Development Strategy for County Meath 2014-2022

The Foreword of the Economic Development Strategy for County Meath 2014-2022 succinctly captures
the economic performance of Meath (at that time):

* “Meath is o fundamentally prosperous county with a number of innate comporative advantages
and the economic performance of the county is stronger than most other parts of the country.

s However, the current economic model is unlikely to be sustainable and is at variance with the
current Meath County Development Plan (CDP) (as varied), which envisages a more dynamic ond
vibrant local economy supporting sustainable communities throughout the county.”

In the same part of the report, the consultants who prepared the economic plan summarise how, pre-
the Economic Development Strategy, Meath had not been operating sub-optimally from an economic

perspective:

*  “Manifestation of Meath not fulfilling its economic potential takes a number of forms, including:

o

@]
Q
Q

0

Narrow base of economic activities in largely traditional oreas;

Low penetration of knowledge-oriented activities;

Low educational attainment (among those working within the county);

FDI deficit — the proportion of jobs in Meath accounted for by agency-ossisted foreign-
owned firms is less than half the corresponding figure for the country as a whole;
Substantial skills leakage in the form of the large cohort of outbound commuters.”
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The Economic Development Strategy continues to observe in its Foreword that:

s  “Meath could very well continue with the predominantly passive economic model and still
perform reasonably well during the coming years ~ where outbound commuting would continue
to grow and the county would become even more reliant on Dublin, Dundalk and Kildare for
large-scale knowledge-based employment. In the process, Meath would become an even bigger
satellite location or ‘commuter county’, while expanding economically, but sub-optimally so.”

Underpinning the conclusions of the consultants’ Economic Development Strategy are the findings of
stakeholders with whom the authors engaged during the preparation of the report, as well as the
extensive independent data analyses contained within the report. According to the Economic
Development Strategy 2014-2022 (Foreword):

o “Clearly, in commissioning this study, and having regard to the significant changes put in place in
the past year or so, Meath County Council wishes to see, ond deliver, greater retention of
economic impact in the county in support of the overall vision provided for in the Meath COP.

» The many stakeholders with whom the consuitancy team engoged during the assignment share
this aspiration for the county and/or believe that greater retention of economic impact within
the county is warranted and feasible.”

Key Facts and Empirical Rationale for the Economic Development Strategy

The Economic Development Strategy for County Meath 2014-2022 sets out in great detail the baseline
or pre-strategy economic profile and performance of the County, based on official data sources,
including from the CSO, Enterprise Ireland and IDA Ireland, and the Department of Jobs, Enterprise and
Innovation (DJEI). The key facts are summarised as follows:

e Meath is one of the most affluent counties in Ireland, reflected in the fact that primary income
per head is higher than disposahle income per head, which in turn means that income taxes and
national insurance contributions to the Exchequer from residents in the County exceed social
welfare payments from the Exchequer to residents in the County, in turning reflecting the fact
that employment among residents of working age in the County is comparably high (as it is in
Dublin, Kildare and Wicklow too).

¢ In other words, the overall economic situation in Meath means that the County is a net
contributor to the State/Exchequer.

¢ However, this fundamentally positive situation does not necessarily mean that the local
economy of Meath is competitive or sustainable compared with other counties or locations
within the State — the Economic Development Strategy is clear that the past, pre-strategy model
of economic development in the County, which was based on a largely passive residential model
of development, is unsustainable and at variance with the overall vision of the Meath CDP 2013-
2019, namely:

“Meath to be a county that fosters sustainability throughout its vibrant communities,
dynamic economy and unique cultural ond natural heritage”

¢ The unsustainable nature of the local Meath economy is sharply manifest when one examines
the composition of employment in respect of the County.

* Based on analysis of special C50 census data {namely the Place of Work, School or College
Census of Anonymised Records or POWSCAR, which was conducted as part of Census 2011), the
following facts on the local labour market are relevant to note here:
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o There were a total of 38,822 jobs in Meath in 2011, made up of 28,449 jobs among
Meath residents and 10,373 jobs held by people warking in the County but living outside
of the County {inbound commuters};

o In addition, there were a further 32,942 jobs held by outbound commuters in that year
{i.e. people living in Meath but working elsewhere);

o These figures imply that over half {54%) of ail residents of Meath at work did so outside
the county in 2011;

o In comparison with other local authority areas in the State, the outbound commuter
rate in Meath was the highest in the country, apart from South Dublin, Fingal and Dun
Laoghaire-Rathdown, which had outbound commuter rates a little above that in Meath
but less than 60% and one would expect the commuting rates among these local
authority areas of the capital to be high in any event owing to the concentration of
employment in the Dublin Region within the Dublin City Council area).

e Not surprisingly, Dublin is the main destination for work of the outbound commuters from
Meath — the Dublin Region accounted for 25,008 jobs among Meath commuters in 2011, which
was almost as many as the nurnber of jobs pertaining to those both living and working in Meath
in that year (28,449).

s The risk is that, if left unchecked, the almost 4,500 jobs in favour of the ocuthound commuters
vis-a-vis those who both live and work in Meath will grow even more in the coming years,
meaning that the outbound commuter rate will escalate well beyond the 54% rate observed in
the 2011 Census in Census 2016 and Census 2021, and beyond. While it is likely that there will
be growth in the outbound commuter rate between 2011 and 2016 (the results will become
apparent in 2017), it is envisaged that 2016 will see the outbound commuter rate in Meath
peak, with more positive outcomes becoming visible in subsequent censuses.

e lLarge and growing outbound commuting is not sustainable for [ocal communities because it
entails significant social and community costs as well as economic leakage — spending 2 hours or
more per day travelling to and from wark is not canducive to life beyond work and erodes social
capital and its benefits.

¢ In some parts of the County, the outbound commuter rate is well above the 54% rate observed
for Meath as a whole at the last census.

¢ The situation in Dunboyne in 2011 is illustrative of the pronounced outbound commuting from
the south of the County.

s [n that year, there were 1,163 jobs in the Dunboyne settlement area (not including Clonee), Of
these, 392 jobs were held by people living in Dunboyne, 302 by people living elsewhere in
County Meath and the remaining 469 jobs were held by inbound commuters to Meath working
in Dunboyne.

¢ On the other hand, there were 2,309 people living in the Dunboyne settlement area working
outside of County Meath in that year, which would imply an outbound commuting rate for
Meath in respect of people living in Dunboyne of 77% (the outbound commuting rate for
Dunboyne in respect of the people living there was even higher at 85%).*

* The figure of 77% is calculated as the number of people living in the Dunboyne settlement area working outside
of County Meath (2,309) as a proportion of those living in Dunboyne, and other parts of Meath, and working within
or outside the County in 2011 (2,309+392+302). On the other hand, the figure of 86% is calculated as the number
of people living in the Dunboyne settlement area working outside of County Meath {2,309) as a proportion of
those living in Dunboyne and working within or outside the County in that year (2,309+392).
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The evident ‘dual’ in the local economy of County Meath — between those both living and
working within the County, on the one hand, and the outbound commuters, on the other hand,
is further illustrated when one considers another key fact highlighted in the Economic
Development Strategy, namely that, of the aforementioned 38,822 jobs within Meath in 2011,
just 4,683 or 12% of the total were in IT and professional services, whereas the corresponding
proportion for the State was 18.5% and that among the outbound commuters from Meath was
24% (in the Dublin Region it was over 30%).

This salient fact regarding the composition of the Meath economy reflects the largely traditional
nature of enterprise activity in the County and the comparably large reliance on public sector
{i.e. non-market) employment. In regard to the former, many of the enterprises based in Meath
operate in traditional manufacturing sectors, such as food processing, traditional engineering
and other traditional industries like mining, quarrying, furniture etc. High-tech, knowledge-
based economic activities are significantly under-represented in the County, despite the
preponderance of outbound commuters with the skills and professional experience that would
permit more of these sectors to be accommodated within the County, not to mention Meath's
proximity and transport links with the capital, which gives it access to the talent pool in order to
attract more such activities into the County.

This salient feature of the local economy is further manifest when we come to look at the
composition of employment by indigenous or Irish-owned enterprises and FDI enterprises.

The Economic Development Strategy reveals that indigenous enterprise employment
(specifically employment among Enterprise Ireland client companies in Meath} accounts for a
relatively high and growing proportion of all employment in the County. In particular, in 2011,
12% of all jobs in Meath were in El client companies, compared with 8% for the country as a
whole. Subsequent research reveals that during 2011-2014 the proportion of all employment
within Meath accounted for by El client companies grew strongly by over 7% per year on
average, compared with 2.4% for the State, and the growth in El client employment in Meath
has outperformed that in the Eastern SPA (Strategic Planning Area) of EMRA, the Dublin SPA, the
Midland SPA and that in EMRA overall during the same period, as well as the State as a whole
(see Table 2 and Figure 2 below).

While the growth in indigenous company employment in County Meath is welcome, these jobs,
in largely traditional industries, such as food processing, are now facing significant competitive
threat given the devaluation of sterling relative to the euro and the uncertainty over the Brexit
outcome, which unfortunately is set to continue.

Furthermore, the preponderance of traditional and public sector employment within County
Meath is reflected in the comparably low educational attainment of those who both work and
live within the County: the Economic Development Strategy reveals that, in 2011, just 25% of
those people both living and working within the County had third-level educational attainment;
in contrast, the corresponding proportion for the State as a whole was much higher at 38% and
that among the outbound commuters from Meath was even higher again at 41%.

The Economic Development Strategy 2014-2022 also shows the relatively low incidence of FDIin
Meath, in sharp contrast to the penetration of El client employment in the County, which occurs
in largely traditional industries requiring relatively low educational attainment.

In 2011, the Economic Development Strategy reveals that just 3% of all employment within
County Meath were in IDA client companies (i.e. FDI companies), compared with 8% for the
country as a whole.
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Furthermore, additional research shows during 2013-2014 FDI employment in Meath grew by
just 1.3%. While this was an improvement on the 25% shrinkage in FDI employment within the
County during 2005-2014, the gap with other counties and regions of the State is striking (see
Table 2 and Figure 3 below),

Summarising the key economic facts, it is evidently clear that Meath faces the following challenges or
opportunities now and in the coming years:

To focilitate more high-tech knowledge-oriented job opportunities within the County, while at
the same time continuing to support existing enterprise employment — there is a discernible need
to broaden the base of economic activity and employment within the County to ensure that the
local economy is more competitive and sustainable

To facilitate more employment opportunities closer to where peaple live — with the outbound
commuters in mind, these people have the skills and work experience to help attract more FDI
into the County, along with the fact that Meath’s favourable location next to the Dublin Region
means that it can tap into a large and varied talent pool close to the County

To meet these challenges, or opportunities, more effort needs to be expended into attracting
greater FDI into the County

Overall, the Economic Development Strategy set a totol jobs target (among FDI and other
employers) of 7,500 by 2022, which is bath ambitious and achievable

With lead responsibility for the implementation of the Economic Development Strategy, Meath
County Council is working to facilitate the jobs target that has been independently and externally
set for the County by 2022

Dunboyne, along with five other economic centres in the County, has been identified as a key site
for the targeted jobs growth for the County, which is basically to build on the FDI already in the
County, which is highly valued, and the indigenous enterprise employment among the Ei client,
LEO client and other businesses based in the County (see Figure 4 below)

The targeted activities/sectors for FDI and indigenous firms are consistent with what is already
working in the County and with what can be realistically achieved in the County (the activities
are also consistent with the Regional Action Plan for Jobs for the Mid-East Region 2015) (Figure

4).
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Table 2: Employment in County Meath and the State and Respective Compositions of Enterprise
Ireland and IDA Ireland Client Employment (2011-2014)

Employment within Meath
Statistic/Variable 2011 2012 2013 2014 CAGR
Total Persons 38,822 38,719 37,932 39,605 0.7%
Agency-Assisied Enkerprises
Indigenous/Irish-Owned (EI) 4,583 4,883 5,353 5,765 7.9%
11.8% 12.6% 14.1% 14.6% 7.2%
Stale 7.7% 7.9% 8.0% 8 3% 24%
Diff 4.1 4.71% B.1% 6.3
Foreign-Owned (IDA} 1,204 1,206 1,229 1,245 1.1%
31% 3.1% 3.2% 31% 0.5%
Slale 7.7% 81% 8 1% 84% 2.9%
Diff -4 6% -5.0% -4 9% +5,3%
All-Agency Assisied 5,787 6,089 6,582 7,010 6.6%
14.9% 15.7% 17.4% 17.7% 5.9%
Slale 15 4% 16.0% 16.2% 16.74% 2 6%
Diff -0.5% -0.3% s 1.0

Source: Total persons employed dota from C50 (POWSCAR 2011 total persons in Meath) and Quarterly National
Household Survey (QNHS) for the State 2011-2014, which has been used to estimate the employment levels in
Meath during 2012-2014); the El and IDA employment figures for Meath and the State ore derived from data
obtained from the DIEL.
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Figure 2: Permanent Full-Time Employment in Irish-Owned Agency-Assisted {Enterprise Ireland Client)
Enterprises in County Meath, the EMRA Region and the State {2005-2014)

Permanent Full-Time Employment in Irish-Owned Agency-Assisted Enterprises
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Source: Data obtained from the DIEL.
Note: Data presented in index number format to illustrate changes over the period, with the base year fixed at 2005
{=100).
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Figure 3: Permanent Full-Time Employment in Foreign-Owned Agency-Assisted {IDA Ireland Client)
Enterprises in County Meath, the EMRA Region and the State (2005-2014)

Permanent Full-Time Employment in Foreign-Owned Agency-Assisted Enterprises
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Source: Dato obtained from the DJEI
Note: Data presented in index number format to illustrate changes over the period, with the base year fixed at 2005
{=100).
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Figure 4: Map lllustrating the Targeted Sectors/Clusters and the Main Economic Centres in the
Economic Development Strategy for County Meath 2014-2022
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Source: Economic Development Strategy for County Meath 2014-2022.

Why Dunboyne North is Important to the Economic Development Strategy

Dunboyne encapsulates all the challenges, but also the opportunities, relating to economic development
in County Meath. It has very high outbound commuting (as referred to above), where those living in the
town and its environs have taken advantage of its favourable location and multi-modal transport
infrastructure to work in Dublin, whereas the opposite pattern of commuting (i.e. into Dunboyne) has
not been apparent.

Another way to see the extent of economic leakage from the area, and from County Meath as a whole
(compared with the country as a whole), is to examine official data on both population and the number
of jobs within the areas concerned, in the form of the jobs-to-population ratio. The analysis shown
presently illustrates very strongly that the Dunboyne ED (Electoral Division}, which includes Clonee and
Pace, is characterised by a comparably low jobs/population ratio (within the ED), reflecting the extent of
cutward commuting from the area — and the same is also true of County Meath.
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The facts have implications for the sustainability of funding to Meath County Council as well as
economic development (the two are linked) and we return to the funding situation further below.

The table below provides an analysis of the jobs/population ratio in Dunboyne ED, County Meath and
the State in 2006 and 2011 - the latest years for which the full facts are available (we also consider the
preliminary data from Census 2016 below).

Table 3: Jobs-to-Population Ratio in Dunboyne Electoral Division (ED), County Meath and Ireland

(2006 and 2011)
Analysis of Johs-to-Population Ratio 2006-2011
Population Employment within Location Jobs/Population

Location 2006 2011 % Change 2006 2011 %Change 2006 2011 % Change
Stake - Ireland 4,239,848 4,588,252 8.2% 2,054,000 1,649,000 -10.0% 048 0.40 -16.8%
Counly Meath 162,831 184136  131% 331476 38822 17.0% 0.20 021 5%
Within County Meath

Dunboyna ED 8,702 9,578 10.1% 2,267 2,510 10.7% 0.26 0.26 0.6%

Source: Population figures from the €50; employment figures for County Meath and Dunboyne ED from the C50
POWCAR 2006 (Place and Work Census of Anonymised Records) and POWSCAR 2011 (Place of Work, School or
College Census of Anonymised Records); and employment figures for the State from the IMF World Economic
Outlook {April 2018).

Between 2006 and 2011, the population of Ireland grew by 8.2% to reach almost 4.6m inhabitants in the
latter year. At the same time, employment countrywide fell markedly by 10%, reflecting the severity of
the recession from 2008. Accordingly, the job/population ratio fell from 48% in 2006 toc 40% in 2011, a
fall of 17%.

In County Meath, the rate of population growth was even more rapid compared with the country as a
whole {13.1% versus 8.2%) {Meath had the second highest population growth in the State, after Fingal)
and, despite the recession, employment within the County grew strongly during 2006-2011 by 17%. The
most likely explanation for the jobs growth in Meath during this time was the gain in competitiveness
following the recession, echoing in the strong performance of El client company employment in the
County as shown earlier in Figure 2 (p. 13). However, despite the strong growth in employment during
the period, it is evident from the table above that the number of jobs relative to the population in
Meath is very low (just 20% in 2006 and 21% in 2011, about half that in the country as a whole in 2011).
In effect, the number of jobs within Meath is about the same as other counties having much lower
populations. The very low jobs/population ratio in Meath in turn reflects the high outbound commuting
from the County, which has various ramifications for the local economy and local communities, and for
the funding sustainability of Meath County Council itself, to which we turn further below.

In Dunboyne ED, the jobs/population ratio was just 26% in 2006 and 2011, much lower than the State.
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The high leakage of economic activity from Meath in general, and from Dunboyne in particular,
highlights the need to address the leakage because the area benefits from a wide range of comparative
advantages (including favourable location, transport infrastructure, skills and talent, and strong existing
businesses) that would enable more investment and more employment to be created within the County,
contributing in turn to the sustainable development of the County. This is precisely the aim of Variation
No. 3 —to realise the economic development potential of Dunboyne and the County as a whole.

The next table below provides estimates of the jobs/population ratio in Dunboyne ED and County Meath
for 2016, using the Census 2016 preliminary estimates (for the population only — the employment
figures for the Dunboyne ED and County Meath have been estimated by assuming that the respective
employment growth rates during 2006-2011 carry over to 2011-2016, while the employment figure for
the State is from the IMF).

Even assuming the high employment growth rate of 10.7% during 2011-2016 (as observed in fact during
2006-2011), the jobs/population ratio in Dunboyne ED in 2016 would still only be 28%, versus 42% for
the country as a whole {and similarly the ratio for Meath in 2016 would be only 23%, even assuming
17% employment growth during 2011-2016}.

The estimates illustrate the task at hand for Meath County Council in seeking to support employment
growth in the County and in strategically important locations like Dunboyne now and in the years to
come. Itis estimated that it would take an additional 1,740 jobs since 2011 to bring the jobs/population
ratio in Dunboyne ED from the 26% factual figure observed in 2006 to 42% in 2016 {the same proportion
as the State).

When the full facts of Census 2016 come to light next year, including the fact on employment within
EDs, it is expected that the jobs/population ratio in Dunboyne ED and in other parts of Meath will
continue to be well below that in the country as a whole in 2016. However, given the Facebook, Shire
and Avoca investments, and possibly the Aramark investment in the lands in Dunboyne, it is possible
that by 2021 {the next Census year after 2016) Dunboyne ED will be on par or approximately the same
as the State and the same will be true of other parts of the County — the Economic Development
Strategy set a target of 7,500 additional jobs to be created in Meath from 2011 (the base year) to 2022,
and Meath County Council are committed to achieving or exceeding this externally set target.

Table 4: Estimated Jobs-to-Population Ratio in Dunboyne Electoral Division (ED), County Meath and
Ireland {2011 and 2016)

Analysis of Jobs-to-Population Ratio 2011-2016

Population Employment within Location Jobs/Population
Location 2011 2016 (e) % Change 2011 2016 () % Change 2011 2016{e} % Change
State - Ireland 4,588,252 4,757 976  3.7% 1,649,000 2,003000 8.3% 040 0.42 45%
County Meath 184,135 194942 59% 38,822 45429 17.0% 0.21 023 10 5%
Within County Mezth
Bunboyne ED 9,578 10,072 5.2% 2,510 2,779 10.7% 0.26 0.28 5.3%

Source: Population figures from the C50 (preliminary estimates 2016); employment figures for County Meath and
Dunboyne ED assume that the rate of growth in employment during 2011-2016 is the same s that during 2006-
2011; and employment figures for the State from the IMF World Economic Outlook {April 2016).
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The Aramark submission highlights its requirements in respect of identifying a suitable and competitive
location, such as proximity to Dublin, mix of uses for staff and customers, accessibility and transport
links etc. — all of which the lands at Dunboyne North possesses.

In addition to these are the talent pool {locally in Dunboyne as well as in Dublin Region = over 40% of
those at work in Dunboyne settlement have third-level or higher educational attainment), the
demographic structure of the population and the availability of housing locally ~ the National
Competitiveness Council has recently highlighted the importance of affordable housing supply in the mix
of activities that will make Ireland more attractive to inward investment {footnote 1 above).

PMCA notes that the Statement of Reasons accompanying the Draft Direction mentions that it would be
inappropriate to develop outside of Dunboyne, in the lands under consideration. However, this view
ignores the revealed preference of the marketplace — what investors see as prime, competitive location
— and the new investments outlined here clearly demonstrate the economic and employment potential
of the area, and the positives of a ‘work-and-live’ environment, which is clearly attractive to investors, at
a time when accommodation has become even more important in the mix of competitiveness criteria.

Importance of the Economic Development Strategy for the Sustenance of Local
Government in County Meath

The sustainability of the past model of development in County Meath has been called into question in
funding submissions made by Meath County Council to the Department of the Environment, Community
and Local Government as well as by the external consultants who put together the Economic
Development Strategy for County Meath 2014-2022. The most recent submission — the Funding
Submission by Meath County Council to the Department (17 July 2015) - highlighted the fact that the
Council has been faced with an exceptionally rapid rise in its population but without an appropriate
increase in the level of resources required to service the population.

It is relevant to highlight this central issue in the context of Variation No, 3 because it further illustrates
the need to promote economic development and employment within the County. Among the strategic
economic centres that the consultants have identified in the Economic Development Strategy,
Dunboyne is among the most attractive in the County, by virtue of its location, its public transport
infrastructure, its serviced sites for employment development (the economic development lands under
consideration have been zoned for such development since 2009) and, notably, the recent interest from
new investors.

in regard to the cause of the funding problem faced by Meath County Council, the population of Meath
increased extremely rapidly over the 1996-2011 period. Over the 19 years, the population in the county
increased by 68% or 74,403, up from 109,732 to 184,135. The rate of growth in the population was two-
three times that experienced in most other counties and was two-and-a-half times that experienced in
the State as a whole.

However, as shown in the aforementioned latest funding submission to the Department, Meath County
Council has been allocated the 28" lowest level of government grants and the 20™ lowest level of
property tax in the country. Compounding the problem is that locally generated income, such as
commercial rates, has not been able to grow at the same pace as the population growth. As a result
Meath has the lowest level of expenditure per capita of any county.
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The low commercial rates base-relative-to-population in Meath is not due to a low rate on valuation;
Meath ranked in the top cne-third in terms of its rate on valuation in 2015. Rather, Meath’s low
commercial rates base per capita reflects the low number of firms in the county relative to its
population (which also explains in part the low jobs/population ratio in the County, as shown ahove).
Meath has a low ratio of firms-to-population because it has operated largely as a ‘commuter belt’
county in respect of the capital since the 1990s, when national economic growth began to escalate. The
funding base {i.e. the number of firms} available to Meath County Council is very low relative to the
population to which local authorities have to provide services. Therefore, the county has had very low
levels of commercial rates available to provide services to the large number of houses in the county.
However, this is now being addressed through the objectives outlined within the Economic
Development Strategy for County Meath 2014-2022, and this further underscores the critical
importance of giving effect to the Economic Development Strategy vig Variation No. 3.

Concluding Remarks

Variation No. 3 of the Meath CDP 2013-2019 is of critical importance to realising the sustainable
economic development of County Meath and is based on extensive and robust empirical evidence, as
set out in detail in the Economic Development Strategy for County Meath 2014-2022,

PMCA considers that it is relevant to, and consistent with, the regional and national policy contexts.
Variation No. 3 is also based on a plan-led approach to sustainable development: it identifies and
anticipates future needs to ensuring that the right kind of development happens in the right places and
at the right time; it also seeks to co-ordinate public and private sector activity to support the conditions
where investment and job creation can flourish; and the intended delivery of Variation No. 3 brings
together the key sectors of community, employment, housing, infrastructure and the environment.

Variation No. 3 alsc aims to ensure more even economic recovery, outside of the capital — in a county
that has experienced very high, and unsustainable, rates of outbound commuting and economic leakage
over marny years.

The area under consideration in Dunboyne North benefits from the following attributes:

e [nfrastructure — including rail and other public transport infrastructure to support economic and
employment development.

e [ntellectual and policy machinery — in the forms of the Economic Development Strategy and the
backing of the Meath Ecanomic SPC and the Meath LCDC, and the Meath Economic Forum.

o Strategic planning — with the identification of five key strategic sites within the County that will
drive economic development throughout the County (Dunboyne being one of the identified
sites).

Availability of serviced, zoned sites — including the lands under consideration.

e (lear evidence of investor interest — through recent IDA Ireland jobs announcements and the

prospect of a major new IDA investment by Aramark in the said lands.
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Project: Dunboyne/Pace/Clonee
Subject: Transport Planning Advisory Note

1. Introduction

AECOM has been requested by Meath County Council (MCC) to prepare a note in relation to the
transport impact of the proposed development of the Dunboyne / Clonee / Pace corridor (“the
Dunboyne area”} in Co. Meath, This note will;

o Provide an overview of the work we are currently undertaking on behalf of MCC in relation to
the Dunboyne area. AECOM were commissioned in May 2016 to assist MCC in developing a
transport strategy to respond to proposed land use changes in the area including a variation
to the zoning at Pace. This work is ongoing and is due to be completed in
September/October 2016;

s Provide an overview of the existing traffic and transport situation in Dunboyne and how it
might evolve in the future to respond to development proposals together with the outline of
how a multi modal transport strategy (to cater for increased transport demand) has been,
and will continue to be, developed based on our professional opinion and knowledge of
previous studies; and

» Provide advice on how any differences in traffic generation could be mitigated against
through sustainable travel design and parking standards.

2. Ongoing Transport Assessment

2.1 Ongoing Tasks

As outlined above, in May 2016 AECOM were commissioned to assist Meath County Council in
developing a transport strategy to respond to proposed land use plans for the area including a
variation to the zoning at Pace. This exercise will involve the use of the National Transport
Authorities (NTA) ERM model to ascertain future mode splits and uptake in the use of public
transport in the area along with the development of a detailed VISUM highway model which will be
used to assess the impacts of development proposals on the road network. The exercise will provide
commentary on where there are outstanding congestion issues, and should there be outstanding
issues, provide recommendations on where the land use proposals could be revised to minimise any
potential congestion issues and better ensure the successful development of the area. The
deliverable from this task will be a findings report outiining the impact of the final land use
forecasts on the road network, the potential mode share that could be achieved in Dunboyne with
this land use plan in place and a suite of recommendations with regard to the required
improvements to the public transport and road network. The findings report is expected to be
completed in September/October 20186.

3. Potential Considerations and Mitigation

A number of traffic and transport related considerations and potential mitigation measures to ease
future congestion are outlined below.

Sustainable Travel
s The delivery of the Dunboyne Rail Line involved the development of 7.5km of railway,
branching off the Maynoath line at Clonsilla and terminating at the M3 interchange at Pace.
The M3 Parkway station (which includes a 1,200 space car park facility) is underperforming
in its current function as a station serving the north Dunboyne/Pace area and as a park and
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ride with in the region of 200 daily passengers using the station in 2014'. The construction of
a rail-focused development hub surrounding the station would help to boost patronage. The
addition of a service centre close to the station could also encourage greater park and ride
behaviour e.g. combination of rail and créche facilities.

Parking Standards - The level of parking provided within the site for employees/visitors will
significantly affect the car demand and reduced parking provision could be used to
encourage sustainable travel.

The M3 Parkway site could become the key point on a greenway corridor linking the Pace
area to Dunboyne town in the south for schools/services and to new employment sites in the
east such as Facebook etc.

A Sustainable Travel Access & Movement Strategy should be developed which would use
existing data and spatial planning techniques to inform a walking, cycling and public
transport access strategy for the area. This strategy could then be made available to ensure
future development in the area takes cognisance of the overall strategy for the area in this
regard ensuring attractive linkages for walking and cycling are provided within the site, to
local destinations and to local public transport services.

As set out in the NTA’s Transport Strategy for the Greater Dublin Area 2016 - 2035, it is
proposed to extend the DART to Maynaooth by electrifying the Maynooth line and by removing
the level crossings. There are also long term ambitions to deliver the DART Expansion
Programme and DART Underground which could lead to improved services to Dunboyne and
Pace.

National Roads

As set out in the Transport Strategy for the Greater Dublin Area 2016 — 2035, “Widening of
the N3 between Junction 1 (M50} and Junction 4 (Clonee), plus related junction and necessary
changes to the existing National Road network” is listed as part of the enhancement works
planned for the National Road network. TIl are developing plans to provide additional
capacity on the N3, between Clonee and the M50, through additional lanes and junction
upgrades however additional capacity alone will not adequately protect the asset into the
future. Demand management measures on the National Road corridor and associated
delivery of public transport services and the promotion of sustainable travel are key to
ensuring the long term development plans of the N2/M3 corridor are sustainable.
Previous work in the area has identified a number of potential interventions which may
improve performance of the road network in the area as listed below. The ongoing transport
assessment task will revisit these interventions and identify the optimum transport network
to respond to the proposed future land use proposals.
o Continued investment and improvements in the rail and bus services to the
Dunboyne Area;
o Facilitate the upgrade of the Clonee interchange on the M3;
Enhancement of the M3 Pace Interchange to facilitate future increases in traffic
flow through this interchange from Ratoath and Dunshaughlin, and to support
potential future increases in traffic flow from the M3;
Upgrade of the Black Bull roundabout;
o Improvements to the Dunboyne Eastern Distributor Road, connecting the Old Navan
Road with Station Road and forming a local bypass of the town centrs for traffic
to/from the Dunboyne Northern Environs;

o

0

! Irish Rail Census 2014
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o A new connection from Dunboyne Business Park to the Dunboyne Western Bypass;
and

o The upgrade of the Rooske Road/Station Road junction.

o Akey issue in the area is the impact of toll avoidance trips on the operation of the Blackbull
and Pace junctions. In the AM peak there are currently 1,400 vehicles travelling southbound
on the M3 north of Pace, i.e. tolled vehicles, whilst the R147 south of the Blackbull junction
carries some 1,200 vehicles southbound, a large proportion of which should be on the M3.
Surveys undertaken in 2018 suggest that in the AM peak 38% of this traffic comes from the
direction of Dunshaughlin, 29% from Trim and 33% from Ratoath. This situation is repeated
in the PM peak where 1,300 vehicles travel northbound on the M3 north of Pace whilst nearly
1,350 vehicles travel northbound on the R147 south of Blackbull. The below figures highlight
the congestion issues being experienced along these routes whilst the M3 mainline is
relatively freeflow. This diversion traffic is contributing significantly to the issues
experienced at the Pace and Blackbull junctions and could potentially be resolved through a
combination of traffic signals and traffic management measures.

¢ The M3 maotorway was officially opened to traffic in June 2010. It provides a strategic link
between Dublin and the north-west region. The scheme bypasses Dunshaughlin, Navan and
Kells and also includes connections to Clonee and Dunboyne. The historic flow en the M3
adjacent to the Pace interchange is presented below based on information extracted from
TII’s Traffic Monitoring Units.
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Figure 1 - Historical Traffic Flow on the M3 — AADT/AAWT

Source: Tl Traffic Counters

As can be seen above the M3 south of Pace has experienced growth of 5% per annum since
January 2014 with overall growth of 10% between 2014 and 2016. North of Pace the increase
has been more pronounced with growth of 8-10% per annum and overall growth of 18%
since 2014 however AADT/AAWT flows are significantly lower than those experienced further
south on the M3. It should be noted however that this growth is significantly lower on the
southbound diverge to the north of Pace which has only experienced 10% in the same period
suggesting that growth in north Dunboyne has been slower than areas further south. It
should be noted however that whilst the M3 south of Pace (2 lanes plus Auxiliary lane)
carries some 36,500 AADT, the N3 south of Clonee (2 lanes) carries some 53,000 AADT
increasing to 96,000 AADT north of the M50 Interchange (2 lanes plus Auxiliary lane), It is
therefore concluded that the M3 mainline north of Parslickstown has spare capacity to cater
for significant demand increases however the junctions of Clonee and Pace would require
upgrades in addition to Fingal/Tll plans to provide an additional lane on the N3 south of
Clonee. This conclusion is backed up through the information presented below which
presents daily traffic flow by hour on the M3 south of Pace for the month of April 2016
together with the practical capacity of the road based on previous research by TII* which
found that the Practical Capacity of an unmanaged lane in a traffic stream can be defined at
between 1,800 and 1,850 Passenger Car Unit's (PCU} per lane per hour {equates to
approximately 1,700 vehicles/lane/hour).

? A Study of Lane Caopacity in the Greater Dublin Area: Til: February 2012
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Figure 2 - Historical Troffic Flow on the M3 — Hourly Flow
Source: Tl Traffic Caunters

As outlined above the current peak hour flows on the M3 mainline are significantly lower
than the safe operational capacity, suggesting that spare capacity exists on the mainline
and the existing congestion issues are largely due to the operation of the junctions or
downstream issues. The below data reinforces the point with between 60-85% of traffic
throughout the day being catered for by the middle lane only which decreases to 45% during

the AM peak.
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Figure 3 - Lane Utilisation on the M3 south of Pace — April 2016 Dota - Southbound
Source: TH Traffic Counters

The below graph represents the lane utilisation patterns of northbound traffic on the M3 to
the south of Pace. A vastly different profile is evident due to the significant proportion of M3
northbound traffic which exits at the Pace interchange across the day. As outlined above
large proportion of this traffic would appear to be avoiding the upstream toll on the M3.
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Figure 4 - Lane Utilisation on the M3 south of Pace — April 2016 Data - Northbound
Source: TH Traffic Counters

4, Summary

A summary is provided helow;

Significant evidence based work has been undertaken in the past to assess the transport
impacts and requirements for the Dunboyne area with future development proposals in
place. Ongoing work, commissioned by Meath County Council, will continue this process
through the development of an up to date 2016 VISUM model to assess road based issues
and interventions and through the use of the NTA's ERM Model to assess and inform a public
transport and sustainable travel strategy.

Previous transport assessments have concluded that a number of road infrastructure
improvements are required to cater for future demand including upgrades to both the
Clonee and Pace interchanges and various local schemes such as the Dunboyne Eastern
Bypass. This process will be revisited as part of the ongoing task with Meath County Council
to ensure the transport strategy remains valid and represents the optimum road network to
cater for future travel demand and pattemns.

In solely transport terms, the Dunboyne and Pace areas are well suited for future
development through their location adjacent to the National Road and public transport
networks and accessibility to strategic infrastructure such as Dublin Airport.

The M3 Parkway rail station is currently significantly under-utilised. Development adjacent
to the station with attractive walking and cycling linkages would result in increased
patronage at the station and improved PT mode share for the area.

A Sustainable Travel Access & Movement Strategy would be a valuable tool to ensure future
development in the area takes cognisance of the overall strategy for the area in this regard
ensuring attractive linkages for walking and cycling are provided within the site, to local
destinations and to local public transport services.

The key existing issue is the performance of the Pace junction which is currently
experiencing significant congestion in the peak traffic hours. Potential mitigation measures
will be assessed as part of the ongoing task however it should be noted that a significant
proportion of the congestion issues arise mainly due to toll avoidance as opposed to other
local issues. The M3 mainline operates well below capacity both north and south of Pace.
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WATER

Meath County Council
Water Services,
Units 41-42,
Navan Enterprise Centre,
Trim Road, Navan,
Co. Meath

WATER SERVICES STATUS REPORT

Lands adjacent to M3 Parkway, Pace, Dunboyne
27/07/2016

The following note refers to lands which are identified as ‘Dunboyne North OBJ1 &
0BJ2’ in Variation No.3 amendments to the Meath County Development Plan 2013-
2019

The subject lands are subject to A2 and E1/E3 zoning in the said development plan
and comprise of approximately 200 acres.

The total demand associated with the full development of this site is of the order of
960m3/day for both water supply and wastewater treatment & disposal.

The subject lands are not currently serviced, however they have been identified
within the Economic Development Strategy for Co. Meath as a key strategic site for
Economic Development.

WATER SUPPLY

Irish Water has recently committed to the delivery of a large diameter watermain to
serve the E2 zoned lands to the north of the M3 Parkway. The likely route for this
water supply infrastructure shall be along the R147 Regional road to the east of the
M3 motorway. The proposer of any development ¢n the ‘Dunboyne North OBJ1 &
OBJ2’ lands can make an application to lrish Water for a connection from this trunk
main to service the site.

It is imperative that those with an interest in the ‘Dunboyne North OBJ1 & OBJ2’
lands be advised to engage with Irish Water at the earliest to ensure that any design
for the watermain extension takes account of the demand associated with the
development of those lands.

WASTEWATER DRAINAGE

The closest public wastewater collection network to the lands which has a sufficient
capacity to accept wastewater from the development of the lands is located in
Dunboyne village, approximately 2km away via public roads.




Owing to the relatively flat topography of the area, it is unlikely that a gravity sewer
connection from the subject lands to Dunboyne will be possible but a pumping
station and rising main connection would be appropriate.

The site of a single wastewater pumping station to serve the entire lands would need
to be carefully chosen to provide optimum coverage to entire site.

The route of the rising main and its connection point to the existing network would
also need to be carefully considered and agreed with Irish Water.
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Dunboyne North - View towards Dublin
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	The summary attached to the letter outlined that the Spatial Implementation Plan was to focus on recommendations in terms of urban centres and sites in addition to policy analysis and formation.  The latter was intended to convey best practise to inte...
	The principle outcome of the Spatial Implementation Plan was to recommend the development of five key strategic sites in higher order settlements to attempt to redress the prevailing unsustainable commuting patterns. This will enable County Meath to p...



