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1.0 INTRODUCTION lands beside the toveentrethe other aKnockhiel southwest of the
town centre.

1.1 Purpose of the Masterplan This Mesterplan for Knockhiel has been preparete context of the

The key purpose of a masterpkatoiensure that development areas Rathdowney Town Plan 268713, Laois County Development Plan
areassessed in their entirety and that lands are developed to their fu80062012 and the policies contained in Section 2.3.
potential incorporatingall necessary support elements including
physical and social infrastructirecesand amenities. This approach  In addition, in its adjudication on a recent planning application in the
ensures thaall development is sustainable, integrated, does not occumagerplan area [Pl Ref 05/1115], An Bord Pleas#&iangly
in a piecemeal or uncoordinated fashion and safeguards against ahighlighted the need fan overall strategy for the lands in question.
developable site becoming landlocked or overdeveloped with
substandard amenities or services. 1.3 The Area

The Masterplan Area is within the developmenindaoy of
A masterplan establishes a fraork that will be used to assess any Rathdowney. Lying to the southwest of the town cént@yers an
future planning applications, and provides advice on the nature ofarea of approx. 42 hectares [188(&s].
acceptable development, potential uses, design issues and phasing.

The Council has prepared thisasterplan to wde the future
development of an exrtgveland bankon thesouthwesternside of
RathdowneyThe masterplan has been prepared having regard to the
Rathdowney Town Plan and the relevant development standard
contained therein.

Following a consultation period, the Council will considesihses,
and amend the draft document as appropriate. The results of the
consultation exercise, along with the amended masterplan will b
reported back to the Forward Planning Section before being presente
to the Council members for adoption.

1.2 Status of the | 14 Vision ' ‘ . .

Masterplan A core element of the masterplan process is the articulation of a vision
. . . Rathdowney ; . -

It is an objective of the k&= Town Plan which is clear, concise amndcome focused.

Rathdowney dwn Plan 20067

2013 to prepare twdasterplans | o
for the town in the lifetime of

the Plan (Section 9): one fi

oThe vision for thignasterplarareais the creatiorof a sutinable,
high quality residential environment which is attractive, vibrant, safe,
adequately servicedsily accessed and e@tinected
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In order to realise the vision for the Masterplan

Masterplan Objectives

objectives hae been identified:

To deliver a quality of life whic!
residents are entitled to expect, _ !
terms of amenity, sustainabilif
design, layout and density;

To crea¢ a safe and secul
environment

e To provide a wide range of
community and support
faclities, where and when
they are needed;

To present an attractive, wigis
maintained appearance wit#2
distinct sense of place; '

To promotehigh standards «
public realm design;

area, the following keye To enhance access to tl

existing urban centre;

e To impmove publictransport
facilities and facilitatgriority
of movementfor pedestrians
and cyclists;

e To reduce the impact of traffi
on the surrounding
environment;

e To achieve high levels of
accessible and inclusive
design in all new buildings,
places and spaces;

e To encourage social integration izuadke
available accommodation for a dive
range of household types and age grol

2.0 SURVEY OF THE OVERALL AREA

2.1 Existing Land Uses
Located on theouthwest side of the towentre, the masterplarea
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is bounded:

[a] To the north by a mix dbngstanding and recently constructed

residential estates [Quigley Park, Sliabh Bloom Heights, Moorevillg )

and the soccer club grounds

[b] To the east by Rathdowney GAA grounds and another long [&

established husing estate [Knoliel Drive;

[c] To the south by 4 no. ordf buildings, a farmyard complex and
Local Primary RoddP-L15570 and

[d] To the west by a large expanse of undeveloped agricultural land.
The adjoining residential areas are generaly lov to medium

density.The overall land bank is made up of 8 no. large rectangula
shaped pasture fields, encldsgd combination ofnature hedgerows

and ditchesThe current predominant land use in the masterplan area is

pastoral agriculture.

2.2 Site Topography

Thetopograjy is variedground levels generally decline on aeeesst

and northsouth basis with the maximum levels present in field 2.1.
There are no watercourses of any significattoe mmasterplan area.

2.3

Archaeological Assesment

A desk based archaeptal assessment of the masterplan he®ea
been undertaken. This found that thereanmecorded sites within the
study area.

Nonetheless, givéts proximity to Rathdowney town centre which has
a rich archaeological legasywell as numerous protected structures, it
is possible that the subject lands also have some potential in this regard.
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24 Architectural Assessment

2.4.1 Protected Structures

There are no Protected Structures withibounding the Masterpla
area.

2.5 Access

and R435 [to BorAgs-Ossory]. This option is also excludeddoise

the required space for a roundabout is only available if existing
buildings close byre removed. In addition, sight distances at this

location are inadequate.

[c] The third potential access poi~
considered is the most favoured ol

A no. of access roads of varying types and significance serve the twbhis access from the R433 outsid:

sub areas. These @eunty Road L5570 on the southern side and

Strategic Regional Route R435 on the northern side.

Three potential access points at the northerrafferwere examined.

[a] From an initial examinatjdine most direct access way to the R435 more suitable sight distances and®®

the development boundary of th
town. Even though the land here
unzoned, there are a no.

advantages associated with this ac
point including the availability ¢

is via Mooreville Road cul de sac road which already serves Quigley distance from the btslip urban area.

Park and Mooreville housin
estates, the healtentre and the
soccer club and as a tebas only
limited capacity to cater for ar
further indepth development. Ir
addition, its junction with the R4S
is severely deficient due to tl
close proximity of adjoining
buildings and the limited rad
available. Ais was one of the key

reasons @d in a recent An Bord Pleanala decision to refuse [€ The preferred access point is further

permission for a large residential development in thi¥|aRet

05/1115 refers. Consequently, this potential route is ruled out save foat an open agricultural field just outs

ventilation of a limited area to the rear of Mooreville anceQ &grk.

[b] Another potential access poi
from the northern end examined w

the vacant, Hill site west of theg.,
Garda station and directly adjacenifFegs
the junction of theR433 fo Errill]

There arevio potential access pointstba southern frontage.

[d] The first one is via Knockhiel Driv
a long established cul de sac houy
estate. For reasons of maintaini
existing residential amenities &
general traffic managent, this acces
point is deemed unsuitable.

out along the County Road-1LB570,

the speed limit sign. Optimum sig
distances are achievadti¢his location g
Also there is ample scope foi

infrastructural works given the absel
of any indepth development in thi
immediate vicinity.




Forward Planning Knockhiel
Laois County Council Masterplan 2008

4.4 Access
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2.6  Planning History
There are two previolargescaleplanning applications of relevance to
the mastmlan area

1V PI Ref 06/2319permission soughd demolish an existing dwelling
and erect 3#0. detached dwellingnits and ancillary services on a 2
hectares site directly west of Knockhiel Destate in the sowm
end of the masterplan are

The application wagfused permission by Laois County Council on
grounds inter alia of:

[a]Design and layouinsympathetic and uncoordinated style
[b] Fouldrainage;

[c] Prematur@ending approval of an overall masterplan for the area

[d] Overcevelopment

2/ Pl Ref 05/11150ermissiorsoughtfor a residential development of
294 nounits comprising mixture obemidetached dwellings,
townhouses, apartments, duplexes and ancillary services including
crecheand associated site works on an exeesie area of 9 hectares
situated at the central and northern part of the masterplan area.

The application waefusedpermission by both Laois County Council
and An Bord Pleanafallowing a first party appeai grounds inter
alia of

[a] Layoutand densityunsympathetic andncoordinatedsuburban

style;
[b] Poordisposition of public open space;

[c] Traffic safety;premature pending upgrade of the junction of
Mooreville Road and Main Street/Strategic Regional Route R433 and
provision of footpth linking the existing builpp area to thetsiof the
proposed development

[ ™

[d] Inappropriatgrovision of apartments;
[e]Substandardonnectivity to the existing urban centre

[f] Beingcontrary to the ethos of Rathdowney




Forward Planning
Laois County Council

Knockhiel
Masterplan 2008

Any reapplication fothese twaand adjoining sitesust have regard
to the paramete established by both refusal decisionparticular,

until such time as the Mooreville Road itself and its junction [seriously

deficient at present] with Main Street have been updgnatieting
provision of footpaths along its western shde,potentiabccess way
to the masterplan arezannot be utilised forany large scale
development

Furthermorg all aspects pertaining ttee design, layoutensity and
disposition of any potentisthemeanust bear strict adherence to the
existing nature and character of Rathdowney notwithstahding
opportunities presented by the DoEHLG Density Guidelines.

There shall be due consideration afforded to the suburliext@rd
character of the laacs well ahe adjacent pattern of low to medium
density residential development in Quigla¥i, Pdooreville, Slieve
Bloom Heghts and Knodtel Drive.Moreover, there will bestrong
presumptioragainstthe widespreaase of apartments and duplexes as
a type of housing unit in this area.

In addition the critical issue of creating functional linKégresse by
vehiculamand just as importanghedestrian and cyclist traffigth the
existing urban area mustgoeritised.

Also, thequestionof open spacend public realrprovisionmust be
addresseth as much augliaive asa quantitative mannepen space
must be suitably proportionedhierarchical,functional, useable,
properly supervised and easily accessible.

Site Layout Plan of' ‘0;6/2319
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3.0 PLANNING POLICY CONTEXT 3.4 Local Context
3.1 Introduction 3.4.1 Zoning

The future development of Rathdowisedriven and supported by a  In the County DevelopmeRtan 2002012, the masterplan aigea

range of planning and regeneration policies at the national, regionagxclusivelzoned residentidlhe zoning objectives, matrix content and

county and local level. 88 include the following: development control standards are included in the County
Development Plan 202012:

3.2 National Context

3.2.1 The National Spatial Strategy 2002020 Residential: To protect, providel amprove residential amenities;

The National Spatial Strgyehas been developed to promibte

balancedpatigleconomiand social growth of the regions throughout

Ireland.

According to te NationalSpatialStrategysmaller urban centres such
as Rathdowneywhich have established residentialerndce and ~
employment functiorsan be supported by necessary investment in key - ¢
services. Demand for housing within easy reach of larger towns can k- $
harnessed positively to strengthen the residential and othenguwictio
such phes.This can b achieved bgttracing residential and other
developments through availabdityand and capacity of services.

- RATHDOWNEY

= Open space Amenty

« Rescertial

3.3 Regional Context
3.3.1 Rathdowney
The Settlment Strategy of the Laois County Development Plan aims to
promote the development of the urban and rural network in order to : <
retain and expand its role as a vibrant living, working and cultura - R K

county in the Midlands Region. The town of Rathdowney fgiédien N\ /“‘ 0 $
in the 2006 Laois County Development Plan as a secondary settlemen : ANt N o\ e 't 5

» —t- L LAOIS COUNTY COUNCIL
-Gl 2 / 1 \ kilometres | [ v FORWARD PLANNING SECTION
/ /

Future growth and expansion of the town can be achieved through
developing Rathdowney as a significant service centre for the
surrounding area. This can also be achieved theapghding its
innovative retail function as a significant national retail destination,
particularly given improved accessibility with the proposed extension of
the M7/M8 motorway from Dublin serving Cork and Limerick

A & LIS IS RS
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4.0 GENERAL DEVELOPMENT PRINCIPLES safety and amenity. Additional walkways and trails have been

established along the natural woodland areas that exist throughout the

4.1 Introduction study area arttlese provide circuits for walkers and strollers. There are

There are a number of underlying principles which should be adheredlso proposals to provide walks through the woods to provide

to in the development of the town centre masterplan area. Thesevaterside viewing points.

geneal and site specific principles are a starting point for design and

are a means to an end, not an end in themselves. The masterplan has been developed along the principles of
sustainability to provide for mix of residengaktbpment types, local

4.2 Golden Rules retail developments, the provision of community facilities and services,

Four ©06Gol den Rules® under pi n t hedsocatiord &g @podynities fortempboymemt: and @conensic and s h o

also underpin any planning applications for tiseenpéan area: development. These have been organised within a highly integrated

Buildings should make a positivattbution to the public realrits open space network to serve the'afeture residents, employees and

character, hierarchy and scale; visitors.

Buildings should relate positively to neighbouring structures (both ol R ——
and new) to create a harmonious whole entity; \_ /{\' =
Developments shouldot limit the future flexibility of neighbouring A VAT

plots beyond the constraints already imposed; and ’ \.__;__

Development adjacent to the main thoroughfare shall be of the highes
quality design, integrating successively with the character, ethos ai
integrity of thexisting built environment.

4.3 The Masterplan Area
The provision of the neighbourhood centi@®viding a range of

local retail services and community facHisiesuld reduce the need to KEY:
travel by car and promote a sustainable urban structaris. fither @ e
enhanced by the provision of a series of pedestrlan and cycle routes | == -ruwicrem

= Low Density Housing

throughout the masterplan
along the most direct routes
and anticipated'desire lines.'
These provide direct routes o
connection between
neighbourhood centres

= Medium Density Housing
= Proposed Sport Field

= Exsting Sport Field

= Links

= Walkways

= Cycle Ways

= Master Plan Boundary

= Development Boundary

and for examip, the town

centre and in some cases the
are segregated from vehicula
traffic routes in the interests ¢

10
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4.4 The Masterplan Areas

\EJture Western Orbital Rout l‘

~

‘ o3

LY —
— =
l — Z

7

- \ L /. s TSR

11



Forward Planning Knockhiel

Laois County Council Masterplan 2008

441 Areal Preferred Useslaving regard to the zoning of the lands, adjoining
uses, landscape and topography and previous planning decisions, the

Location and DescriptioArea 1 lies to the southwest of the town preferredand useare as follows:

centre immediatelyest ofkKnockhiel Drive and north of a no. of

longstanding sing&torey dwllings and farmyard complex fronting ResidentiaDensity no higher than in Knockhiel Drive;

onto Gunty Road LA5570.Its land banlextends northwards Mix of house types and sizes including single arstdray units;

towards Quigley Park and Mooreville and westwaradotporate Informal layout with multiple cude-sac;

unzonedagricultural lands. Centrallyplaced open space aréasiting ontomain distributor;

Avoidancef linear pattern as evidenced in Knockhiel [2state;
Discouragement of apartment/duplex dwelling unit types.

Overridingobjective iso creatgeople friendly streets and spaces that
add to the character, distinctiverssd variety of a new development.

Building HeightdMaximum height shall not exceed-siareys. Area

immediately adjacent to sirgfierey dwellings onodnty Road LP
15570 and the more elevated and exposed lands further north to be in
range of sirlg-storey to dormer type only.

o 0.05 0.1

kilometres

Area 1is undeveloped and is presently used for pbatprculture. In
terms of topography, ground levels rise on a gradual basis to the north ‘
and west. Pedestrian
linkages to the town centr
are practically nesxistent
while the vehicular linkage
is via ©@unty Road LP
15570.The lands in area :
are zonedesidential in the
County Development Plar
and overlap with the site
curtilage of planning
application ref 06/2319.

12
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442 Area?

planning application ref 05/1115.

Location and DescriptioArea 2 is situated on the eastern edge of the Preferred Uses$laving regard to the zoning of the lands, adjoining
Masterplan area. Neighbouring developments include Knockhiel Drive uses, landscape angdgraphy and previous planning decisions, the

to the south, Quigley Park and Sliabh Bloom Heights tortiheand
the GAA grounds to the east. Adjoining tovtlest ar@eindeveloped
agricultural lands.

~ 0N 008/ L od
kilometres .

This subarea is undeveloped and is currently in pastoral agricultural
use. It is also landlockéalterms of topography, ground levels rise on
a graduatasiwest basig he lands in area 2 are zoned residential in
the County Development Plan and overlap with the site curtilage of

preferredand useare as follows:

Amenity/leisurefacilitate expansion of GAgports grounéh form of
training pitch, ball wall, athletics track etc; any floodlighting to be
carefully located so as to imiise light spillage into adjoining
residential areas; provision of pedestrian walkway/cycle way along
northern perimeter of starea tdink into existing [naturfaced] lane
beside GAA grounds and thereafter into town centre.

Residentiatiensity no Ilgher than in Knockhiel Drive/Quigley Park,
Sliabh Bloom Heights;

Mix of house types and sizes including single arstdrey units;
informal layout with multiple sule sac, centrally placed open space
areas, fronting onto main distributor, avoidantieeafr pattern as
evidenced in Knockhiel Drive and Quigley Park estates;
Discouragememif apartment/duplex dwelling unit types.
TheOverridingobjective i$o creatgeople friendly streets and spaces
that add to the character, distinctiveness amdtyvairia new
development.

Building HeightdVlaximum height shall not exceed-stareys in line
with prevailing heights on adjacent sites.

13
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443 Area3

Location and DescriptioArea 3s atthe southern end point of the
Mooreville Rd. cul de saed occupiethe centre of the Masterplan
area. Mooreville and Quigley Park estates adjoin to the north, the
soccer grounds to the west and undevelopealrsab 2 and 3 to the
south.

— L1 f—1l b Il S | [ I T1E
' ! o
®

' O 1 A e
w-

KNOCKHEEL

(] 005 0.1
kilometres |

The subarea is undeveloped and
is currently used for grazing
purpcses. It is also landlockéd.
terms of topography, ground
levels are relatively level initially
before rising gradually as one
proceeds southwards. The land
in area 3 are zoned residential |
the County Development Plan
and overlap with the site cur@a
of planning application ref.
05/1115.

Preferred Useblaving regard to the zoning of the lands, adjoining
uses, landscape and topography and previous planning decisions, the
preferredand useare as follows:

Amenity/leisurefacilitate expansion sccessports groundh form

of training pitch, ball wall, athletics track etc; any floodlighting to be
carefully located so as to minimise lig*

spillage into adjoining residential arei

provisionof pedestrian walkway/cycle 2

way along northern perimetéisub
area to link into proposed walkway ing
subarea 2 and thereafter into existing
[unsurfaced] lane beside GAA grount
and the town centre.

Residentialdensity no higher than in Knockhiel Drive/Quigley Park,
Sliabh Bloom HeightMooreville;

Mix of house types and sizes including singlavargtorey units;
Informallayout with multiple caitlesac, centrally placed open space
areasfronting onto main distributor;

Avoidanceof linear pattern as evidenced in Knockhiel Drive and
Quigley Parkstates

Discouragememif apartment/duplex dwellingit types;

The overridingobjective iso createeople friendly streets and spaces
that add to the character, distinctiveness and variety of a new
development.

Commercialimited range of commercial umit€entral location to
serve basic requirements of new residentiabayeae stop shop
comprising corner shop, hairdresser, community centre/meeting
rooms,crechebringbank etc with apartment units overhead; size and
scale to be suchmast to munteract town centre.

Building HeightdVlaximum height shall not exceed-siareys in line
with prevailing heights on adjacent sites with exception of commercial

14
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units for which a max height of two and a half storeys can be
considered.
444 Area4

Location and Description
This is the most extensive:
of the subareas and is -

located on the westernha |- = -
of theMasterplan area,
westof Mooreville and
subareas 1 and 3, south ¢ \
a no. of detached iAreas "]
properties fronting onto T
Regional Route R433 anc -"
east of mme detached o
properties fronting onto /4 ]
the same road as well as

extensive unzoned
agricultural lands.

KNOCKHEEL

This subarea is undeveloped and is currently in pastoral agricultural
use. Vehicular entrances onto Regional Route R433 and Mooreville

Road aravaiable on it:iorthern andhorth-easterrirontages
respectively. Howevehese
are deemed unsuitable to a
as a major ventilation point
for the overall area because
of the limited open frontage
availabletheproximity of

the junction with the R435
and thdimited capacity of
the Mooreville Road junctiol
with Main Street. i

Regarding topograplground levels rise on a graduaheest and
north-south basig'he lands in area 2 are zoned residential in the
County Development Plan and overlap with teesitilage of
planning application ref 05/1115.

Preferred Useblaving regard to the zoning of the lands, adjoining
uses, landscape and topography and previous planning decisions, the
preferredand useare as follows:

Residentiatlensity no highe¢han in Mooreville; mix of house types
and sizes including single and$tarey units; imifmallayout with
multiple cud-de-sac, centrally placed open space areas, fronting onto
main distributor, avoidance of

linear pattern; discouragement of

apartment/diplex dwelling unit

typesThe overridingbjective is

to creatgeople friendly streets

and spaces that add to the

character, distinctiveness and

variety of a new development.

Amenity/leisureprovision of hierarchy of facilities, both hard and
grass gtiaced, catering for all age cohorts; to complement rather than
compete with existing sports clubs in the area.

Building Heightd-or the majority of the area, maximum height shall

not exceed twsetoreys in line with prevailing heights on adjoining sites.
Area immediately adjacent to sisteey dwellings on R4&83d the

more elevated and exposed lands further south to be in range-of single
storey to dormer type only. However, a limited no. of landmark two
and a half storey buildings will be considésdtable locations for

focal purposes. The creation of focal points within a development is a
good way to introduce a sense of identity and character.

15



