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Submission in relation to the Draft Mountmellick Local Area Plan 2018-2024

Martha Hourigan,
Harbour Street,
Mountmellick,
Co. Laois

Planning Department,
Laois County Council
Dated: 4th May 2018
Dear Sir/Madam,
I’ve attached the Draft Mountmellick Local Area Plan 2018-2024 Land-Use-ZoningMap-amended. I’ve identified three parcels of land and marked them A, B and C.
As you can see parcels A, B and C do not have any zoning designation, that is to
say, they have been dezoned from their current Residential 2 status in the
Mountmellick Local Area Plan 2012-2018.
I would like to take this opportunity to give my support to the decision to
dezone this area of land.
I feel that this Draft Local Area Plan will be beneficial to Mountmellick. It
provides an adequate amount of undeveloped residentially zoned land. Equally with
the use of infill sites within the built–up areas and backlands of our town,
there would be sufficient ground for new homes to supply the expected population
growth.

Kind regards,
Martha Hourigan

Submission C6

The Coach House, Dundanion
Submission
C7Road
Blackrock
Cork City
T12 T6YC
t: +353 (0) 21 6010778
e: info@theplanningpartnership.ie
w: www.theplanningpartnership.ie

Senior Planner
Planning Section
Áras an Chontae
JFL Avenue
Portlaoise
Co. Laois
Tuesday, 8th May 2018
[By Email to mountmellicklap@laoiscoco.ie]
Dear Sir/Madam,
RE:

MOUNTMELLICK DRAFT LOCAL AREA PLAN 2018 – 2024

1.0

INTRODUCTION

1.1

The Purpose of this Submission
The Planning Partnership, The Coach House, Dundanion, Blackrock Road, Cork have been retained
by Kingscroft Developments Ltd., 9 Abbey House, Clonee, Co. Meath to prepare this submission (in
conjunction with JBA Consulting, Unit 24, Grove Island, Corbally, Limerick) to the Mountmellick
Draft Local Area Plan 2018-2024. It has been prepared in conjunction with.
This submission is focused on Kingscroft Development Ltd., lands at Irishtown, Ballycullenbeg,
Mountmellick, Co. Laois. The lands were zoned Residential in the Mountmellick Local Area Plan 20072013. They were de-zoned and excluded from the development boundary in the Mountmellick Local
Area Plan 2012-2018. This occurred even though there were extant planning permissions for
residential development associated with the lands (Laois County Council Planning Permission Reg.
Ref. No.s 08/449 and 08/1480).
It should be noted that this is the second submission relating to the subject lands lodged by The
Planning Partnership on behalf of Kingscroft Development Ltd. A detailed submission was made to
the Issues Paper for the Mountmellick Local Area Plan 2018-2024 Pre-Draft Public Consultation. That
submission recommended that lands in the ownership of Kingscroft Developments Ltd. at
Irishtown, Ballycullenbeg, Mountmellick be included within the development Boundary of
Mountmellick and rezoned for development purposes.
This submission sets out the planning and zoning history on the site and scientifically considers the
implications the of flooding that occurred in Mountmellick in November 2017. Proposals for the
rezoning of the lands based on updated flood risk assessment undertaken by JBA Consulting are
presented.

1.2

Executive Summary
The development boundary of Mountmellick is shrinking. The principal reason for the contraction
of zoned land within the town is the potential for flooding, which is being mapped with ever greater
degrees of accuracy. The risk of flooding was exemplified in November 2017 when the River
Owenass broke its banks in a 1 in a 100 year flood event.
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While the avoidance of development in flood affected areas is desirable the significant impact of the
retraction of the development boundary must be considered within the viability of Mountmellick’s
role as a Service Town as set out in the settlement hierarchy within the Laois County Councils Core
Strategy.
This submission shows that Mountmellick is underperforming. The rate of population growth in
Mountmellick is falling. Census 2016 showed that between 2011 and 2016 the rate of growth
dropped to just 0.9%, significantly lower than both the National 3.8% and County Laois 5.1% rates
over the same period.
It is our contention that this downward growth can be directly linked to uncertainty associated with
potential investment resulting from the systematic dezoning of lands in Mountmellick and
contraction of the Mountmellick development boundary. Should this trend continue it will
ultimately undermine overall investment within the Service Town of Mountmellick and hamper
developers confidence in land ownership.
Laois County Council have the opportunity, through the making of the Mountmellick Local Area Plan
2018-2024, to either accept that Mountmellick is unlikely to grow, or to foster a progressive
approach to ensure that the town remains viable and attracts investment by developing confidence
for developers.
Should Laois County Council wish to protect Mountmellick’s future we propose that, when making
decision about the future developability of land, it considers mitigation measures and innovative
solutions that can overcome the risk of flooding.
The attached Flood Risk Report, by JBA Consulting, which was based on detailed scientific
hydrological modelling, has demonstrated that the sequentially preferable northern portion of
subject lands, can be developed in a manner that will ensure the lands will not flood and without
increasing the depth or extent of flooding on surrounding lands.
The purpose of this submission is to request that Laois County Council consider favourably our
proposal to:
 include the northern portion of the subject lands within the Mountmellick development
boundary and,
 zone the lands for a combination of residential and open space uses.

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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2.0

SITE LOCATION, PLANNING HISTORY AND STATUTORY CONTEXT

2.1

Subject Lands
The Subject Lands (approximately 10.75 ha in extent) are located at Irishtown, Ballycullenbeg,
Mountmellick, Co. Laois, on the southwest side of Mountmellick, approximately 400 metre (directly)
from the centre of Mountmellick Town (O’Connell Square). The land in this area is generally quite
flat and level, agricultural in character with mature field boundary hedgerows along the perimeter
and internal boundaries of the lands. There are deep man-made drainage ditches along parts of the
perimeter and internal field boundaries. A watercourse (Clotygar Stream) follows a circuitous course
through the Subject Lands and cuts through the north east side of the lands before crossing under
Irishtown Road and connecting to Owenass River to the north.
Figure 2.1: Subject Lands outlined in Red

Existing
Residences

Subject
Lands

Existing
Residences

Source: Kingscroft Developments Limited, annotated by The Planning Partnership 2018

Irishtown Road’s width ranges from 5.5m to 7m adjacent the site, with a pedestrian footpaths of
minimum 1 metre either side. There is no section of Irishtown Road without pedestrian footpath on
at least one side of the public road. There is an entrance to a suburban housing estate, Grove Park,
(52 no. houses) and 2 no. separate vehicular entrances to 2 no. dwellings opposite the Subject Lands
northern roadside boundary.
The lands to the north and northwest, east and west of the Subject lands have been development
for suburban housing, some of which dates probably from around the 1930’s and some of it from
between 2000-2005. Land to the northeast of the Subject Lands accommodates a mixed use
commercial development comprising a supermarket with a number of smaller retail units and a HSE
medical centre.
IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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The east boundary of the Subject Lands abuts the rear boundary of a national school, which fronts
onto Davitt Road, and has its main vehicular access to Irishtown Road c.30m to the east of the
Subject Lands.
Significant suburban development (including extensive one-off ribbon development) extends along
Davitt Road to the southeast. There is also suburban development along the N80 to the southeast,
but this is generally less extensive and more isolated in location.

2.2

Planning History – Multiple Withered Permissions associated with Subject Lands
The principle of development was established across the whole site by Laois County Council
Planning Permission Reg. Ref. No. 05/1207.
Planning Reference No.:
Date Lodged:
Description:

05/1207 – Parent Permission
13th September 2005
Erect 173 no. residential units, and 23 no. serviced sites including
the development of 2 new entrances off existing public roadways
and roundabout at proposed junction between new entrance and
existing Grove Park entrance. Outline for proposed: 23 no. dwelling
houses; two storey building comprising apartments/offices at first
floor and retail units/medical centre at ground floor; two storey
apartment block; single storey crèche/community building.

Outcome:

Conditional Grant on 20th December 2006

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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The parent permission was amended by Laois County Council Planning Permission Reg. Ref. No.s
08/449 and 08/1480.
Planning Reference No.:
Date Lodged:
Description:

Outcome:
Planning Reference No.:
Date Lodged:
Description:

Outcome:

08/449 – Amendment Permission
15th April 2008
Alteration to previously approved planning permission ref. 05/1207
to include the following; removal of 1 no. 2 storey 4 bedroom house
to allow for the provision of a new ESB substation and foul drainage
pump house with associated alterations to the proposed road and
turning head. The application also relates to the minor adjustment
of 8 no. houses to allow for a proposed drainage route to adjacent
development with associated way leave.
Conditional Grant on 8th July 2008
08/1480 – Amendment Permission
19th December 2008
Construct a new 3 storey building (Block A) of c. 1069m2 to include
4 no. ground floor retail units with a medical centre at first and
second floor level; construction of a new 2 storey building
(Block B) of c. 304m2, to include 2 no. ground floor retail units and
2 no. first floor office/service units; construction of 12 no. new 2
storey, 3 bed, semi-detached houses(10 no. houses at c.105m2 and
2 no. houses at c. 95.7m2); Alterations to the location of 2 no. semidetached houses as prev. approved under ref. 05/1207; The
development will also include for 72 no. parking spaces and
associated landscaping, drainage and site works. The site is located
at the front of a residential development prev. approved under ref.
05/1207 and is accessed via the same development entrance off the
public road.
Conditional Grant on 12th June 2009

In 2010 an application was lodged to amend the parent permission by the addition of a discount
food store. The application was ultimately refused by An Bord Pleanála.
Planning Reference No.:
Date Lodged:
Description:

Outcome:

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS

10/378 – Discount Food Store
22nd July 2010
Amend previous approved planning reference 05/1207 and 08/1480
to include the following; New single story discount food store of
c.1475sqm with associated ancillary car parking, signage, drainage,
landscaping and external works. The application also includes for
amendments to the layout of the previously permitted roundabout
on the public road and the development entrance road.
Conditional Grant on 9th June 2011 by Laois County Council.
3rd Party Appeal and Permission Refused 8th November 2011.
An Bord Pleanála in their Direction dated 8th November 2011
associated with the Appeal Case No.: PL11.239238 confirmed that
the proposed building associated with the case, “would be located
in an existing flood zone C area, notwithstanding the results of the
draft Laois Strategic Flood Risk Assessment (2010)”.
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In 2011 two applications were lodged to extend the validity of the parent permission, Laois County
Council Planning Permission 05/1207. They were both refused by Laois County Council because of
flooding concerns.

2.3

Planning Reference No.:
Date Lodged:
Description:
Outcome:

11/368 – Extension Refused
9th September 2011.
Extend validity of planning permission 05/1207.
Refused 2nd November 2011.

Planning Reference No.:
Date Lodged:
Description:
Outcome:

11/511 – Extension Refused
19th December 2011
Extend validity of planning permission 05/1207.
Refused 20th February 2012.

Zoning – Subject Lands have been Dezoned
As Figure 2.2 illustrates that the subject lands were located within the development boundary and
zoned for residential development in the Mountmellick Local Area Plan 2007-2012.
Figure 2.2 Zoning Map 2007-2013 – Subject Lands Zone for Residential Development

Subject Lands

Source: Extract from Mountmellick Local Area Plan 2007 - 2013, Reproduced and Annotated by The Planning Partnership
OS No.: AR 0114718
IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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Figure 2.3 shows that in the Mountmellick Local Area Plan 2012-2018 the subject lands were removed
from the residential zone and excluded from the town’s development boundary. It should be noted
that the development boundary contracted substantially, at various locations, from the 2007-2013
designation.
In the Mountmellick Draft Local Area Plan 2018-2024 the lands remain outside of the development
boundary (Figure 2.4). The development boundary again contracted, effectively rendering many
parcels of privately owned lands undevelopable.

Figure 2.3 Zoning Map 2012-2018 – Lands outside of Development Boundary

Subject Lands

Source: Extract from Mountmellick Local Area Plan 2012 - 2018, Reproduced and Annotated by The Planning Partnership
OS No.: AR 0114718

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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Figure 2.4 Draft Zoning Map 2018-2024 – Lands remain outside of Development Boundary

Subject Lands

Source: Extract from Mountmellick Draft Local Area Plan 2018-2024, Reproduced and Annotated by The Planning
Partnership OS No.: AR 0114718

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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3.0

GROUNDS FOR REINSTATMENT OF ZONING OVER SUBJECT LANDS

3.1

Local Area Plans are Stifling Mountmellick’s Growth and Undermining Investor Confidence
Figure 3.1 illustrates the shrinking development boundary of Mountmellick since the Mountmellick
Local Area Plan 2007-2013 was made. There is a clear pattern of dezoning lands over a long period
of time, ultimately reducing certainty and undermining investment.
Figure 3.1 Mountmellick Development Boundary is Shrinking

Development
Boundary
2007-2013
2012-2018
2018-2024
Source: Reproduced and Annotated by The Planning Partnership OS No.: AR 0114718

A review of all planning application since 2013 indicates that there have been no applications lodged
for medium or large residential developments in Mountmellick, even though housing pressure has
significantly increased. The reduction in developable lands has affected the development and
associated growth of Mountmellick. The town has seen a significant decrease in the rate of
population growth in the last 10 years, since 2006. Charts 2.1, 2.2 and 2.3 below compare the
difference over time in the percentage change in population nationally, at the county level and in
Mountmellick.

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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The recession could be concluded to be the principal reason for the slowing down of growth in
Mountmellick. A stark contrast exists between the growth rates, during the recession (2011 to
2016),
 state at 3.8%;
 County Laois at 5.1%; and
 Mountmellick with a rate of only 0.9%.
Chart 2.1 Population Change in Ireland since 1996

Irish State Percentage Change in Population since 1996
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Source: Data from Census 2016.

Chart 2.2 Population Change in County Laois since 1996

Laois Percentage Change in Population since 1996
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Source: Data from Laois Housing Strategy 2011-2017 and the Mountmellick Draft Local Area Plan 2018-2024.

Chart 2.3 Population Change in Mountmellick since 1996

Mountmellick Percentage Change in Populaction since 1996
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Source: Data from Laois Housing Strategy 2011-2017 and the Mountmellick Draft Local Area Plan 2018-2024.
IRISHTOWN, BALLYCULLENBEG,
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Mountmellick is underperforming and it is our contention that this can be linked to uncertainty
resulting from the systematic dezoning of lands and contraction of the development boundary.
It is our contention that the subject site should be zoned for a combination of uses that accord with
the potential for flooding. We request that Laois County Council take a holistic view and include a
portion of the subject lands within the development boundary. In facilitating development on the
site, the Planning Authority will help to reverse any perceived negative investor confidence in the
future of Mountmellick.

3.2

Flooding – Land can be Zoned for Development
Following the recent flood event in November 2017 Kingscroft Developments Ltd. has retained JBA
Consulting to prepare a flood risk review for the subject lands. The Flood Risk Review of Development
Lands at Ballycullenbeg, Mountmellick, dated 3rd May 2018, is attached here as Appendix A.
Figure 3.2 Flood extent based on November 2017 event on the Owenass and 1% AEP design
event on the Clotygar Stream

Source: Figure 5, Flood Risk Review of Development Lands at Ballycullenbeg, Mountmellick, JBA Consulting
IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS

11

THE PLANNING PARTNERSHIP

FOR KINGSCROFT DEVELOPMENT LTD.

JBA undertook a bespoke site specific scientific hydrological assessment linked to up to date
hydraulic modelling. It found that the extent of Flood Zone B1 is very similar to Flood Zone A2 and,
as such, has no influence on land zoning decisions. The model however conformed that part of the
lands in the ownership of Kingscroft Developments Ltd. are in Flood Zone C3, which can be zoned
for development.
Figure 3.3 Indicative Site Layout Incorporating Compensatory Storage

Source: Figure 6, Flood Risk Review of Development Lands at Ballycullenbeg, Mountmellick, JBA Consulting

The site specific hydrological assessment confirms that 2.6 hectares of land is predicted to be within
Flood Zone C and is therefore suitable for all forms of development. There are two portions of land
in Flood Zone C, an area beside St. Vincent’s Hospital and a portion of the site to the south, close to
the Esker Gate residential estate.
1 Flood Zone B:

Moderate probability of flooding – between 0.1% or 1 in 1000 and 1% or 1 in 100 for river flooding.
Flood Zone A: High probability of flooding – greater than 1% or 1 in 100 for river flooding.
3 Flood Zone C: Low probability of flooding – less than 0.1% of 1 in 1000 for river flooding.
2

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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Part of JBA Consulting’s brief was to assess the development potential of the subject lands and
analyse proposals that would minimise flood risk on site. The model found that the impact of raising
the level of entire land holding was relatively minor but the report concluded that any increase in
flood levels was undesirable. An alternative was developed with Figure 3.3 detailing, indicatively,
the extent of lands that can be developed without displacing flood waters.
Noting that the northern portion of the site, to the east of St. Vincent’s Hospital, is closer to the
centre of Mountmellick, and sequentially favourable for sustainable development, JBA Consulting
analysed proposals that would minimise flood risk on this portion of the site. The model showed
that reprofiling sections of the site, with some land raising being balanced by the creation of new
storage capacity, would allow the northern portion of the site to be safely developed.
This proposal includes the straightening of the Clotygar Stream, which would be naturalised, with
meanders, riffles and pools, enhancing the quality of this minor waterway.
The report, on page 8, concludes that:
“Although the site is located partially within Flood Zone A, this review has demonstrated
that it is possible to partially zone the land for residential purposes and retain a
proportion of open space / agriculture zoning. To ensure no increase in flood risk to
neighbouring lands, compensatory storage will be provided from the southern part of the
site.
The approach taken to this review is in accordance with the Planning System and Flood
Risk Management Guidelines, and provides the required background to allow Laois
County Council to apply the Plan Making Justification Test.”
JBA Consulting’s report demonstrates that a portion of the subject lands can safely be zoned for
residential development, which will allow Mountmellick to grow in a sustainable manner and help
to reverse of negative perceptions regarding its future.

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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OUR PROPOSAL
It is our recommendation that the northern portion of the subject lands be included in the
development boundary of Mountmellick Local Area Plan 2018 – 2024 and zoned for a combination
of residential an open space uses.
This is a sequential approach that will consolidate the urban fabric of Mountmellick. The lands are
approximately 400 meters from O’Connell Square and 200 metres from lands in the Town Centre
Zone. It is noted that there are lands in less sequentially favourable locations zoned for
development in the Mountmellick Draft Local Area Plan 2018-2024. For example lands at Acragar,
over 1.5km from O’Connell Square zoned Residential 2.
Figure 4.1 is an illustration of our proposal which details that the balance of the lands can remain
outside of the development boundary. Though used for flood storage this portion of the lands will
continue in agricultural use.

Figure 4.1 Proposal for Subject Lands in the Mountmellick Local Area Plan 2018 - 2024

Source: Extract from Mountmellick Draft Local Area Plan 2018 – 2024, Reproduced and Annotated by The Planning
Partnership OS No.: AR 0114718

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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CONCLUSION
JBA Consulting’s Flood Risk Review of Development Lands at Ballycullenbeg, Mountmellick, dated 3rd
May 2018, enclosed as part of this submission, outlines updated modelling of flooding at the
proposed site and demonstrates that it is possible to zone the northern portion of the land for
residential development without displacing flood waters.
The physical location of the Subject Lands is considered a Sequentially Preferred Location with
reference to Mountmellick Urban Framework due to the following:






Approximately 400 metre (directly) from O’Connell Square;
Approximately 200 metres (directly) from Town Centre Zoning;
The Northern Portion of the Subject Lands are bounded by Zoned Development Lands to the
North (Residential), East (Community/Educational/Institutional and Residential), and West
(Community/Educational/Institutional), and
The Subject Lands are fully serviced (water, sewerage drainage and road frontage).

Please revert to us should you require further clarification in relation to any aspect of this Submission
and we look forward to an early and favourable response.
Yours faithfully

Wessel Vosloo
Principal
The Planning Partnership

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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APPENDIX A
FLOOD RIDK REVIEW OF DEVELOPMENT LANDS
AT BALLYCULLENBEG, MOUNTMELLICK
JBA CONSLUTING, MAY 2018

IRISHTOWN, BALLYCULLENBEG,
MOUNTMEILLICK, CO. LAOIS
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Kingscroft Developments Ltd
9 Abbey House
Main Street
CLONEE
County Meath

Our Ref: EHR\2017s6865-I-L005-1.doc
3 May 2018

Dear Mr Collins,
Flood risk review of development lands at Ballycullenbeg, Mountmellick
JBA Consulting was appointed by Kingscroft Development Limited to prepare a flood risk
review for the subject site at Ballycullenbeg, Mountmellick. The review has been prepared
as part of a submission for the Mountmellick Local Area Plan (LAP) (2018-2024). Under
the Planning System and Flood Risk Management Guidelines for Planning Authorities
(DoEHLG & OPW, 2009), the Local Area Plan and all development must undergo a Flood
Risk Assessment to ensure sustainability and effective management of flood risk.
The review demonstrates how it is possible to apply the sequential approach to land
zoning with the aim of targeting highly vulnerable development to the lowest risk areas of
the site. The approach taken is in accordance with the Planning System and Flood Risk
Management, and aims to follow the sequential approach without requiring the
application of the Plan Making Justification Test.

JBA Consulting
JBA is an ISO 9001:2000 registered water and environmental consultancy employing
over 430 staff in 14 offices in Ireland and the UK. The firm is a private limited company
wholly owned by its employees. Turnover in the current year will be in the region of €32
million.
JBA has completed a wide range of projects, from national scale to local planning
authority scale, which demonstrate our expertise in flood risk management and strategic
planning policy and practice in Ireland. JBA have completed a number of flood risk
assessments for sites throughout Ireland and have an understanding of the requirements
when developing adjacent to river waterbodies. Of particular note is JBA’s involvement in
the drafting of the Planning System and Flood Risk Management Guidelines and
subsequent appointment to train both the OPW and Local Authorities in their application.
The author of this report also developed the Strategic Flood Risk Assessment (SFRA) for
the Laois County Development Plan (2012-2018) and the Mountmellick LAP (2012-2018),
which is the document that is being replaced by the forthcoming LAP.

Site and Watercourse Description
The site is located at Irishtown, Ballycullenbeg, Mountmellick, Co. Laois, to the south
west of the town centre. It is a greenfield site covering an area of 10.75 ha and is used for
agricultural purposes.
The Clotygar Stream runs along the eastern boundary of the site and is joined by a small
feeder stream, thought to take surface water from the housing estates to the east. The
feeder stream terminates to the west of Davitt Road. To the east of Davitt Road a similar
stream runs in an easterly direction. As far as site inspection could determine, there was
no connectivity between the two streams. To the north of the site, the Clotygar Stream
joins the Owenass River. Through the centre of the site is a small tributary / drainage
channel, and an unsurveyed drain runs along the southern boundary, as seen below in
Figure 1-1.
Figure 1 - Site Layout and watercourses

The agricultural land surrounding the Clotygar Stream, including the subject site, is
relatively flat and low-lying. The catchment area of the stream is just under 3km2, an area
which also includes the tributary drains. Peak flows on the stream for the 1% AEP flood
(1 in 100 year event) have been assessed as 3.64m 3/s, which is based on the IH124,
applying the factorial standard error at the 95 percent confidence interval.
The Owenass River has a much larger catchment area, of approximately 80km 2. There
are two gauges which are relevant to the site; one is a discontinued gauge downstream
of the Clotygar, EPA gauge 14033 which was active from 1976 to 2013, and gauge
14114, which is located downstream of the Pearse Street Bridge, has been active since
2013.
Evidence from ground levels, the site visit, hydrological investigation and historical
flooding indicated that water levels in the Clotygar Stream are controlled by levels on the
Owenass, meaning that high water levels on the Owenass will back up through the
2017s6865-I-L003-1.doc
17 April 2018
www.jbaconsulting.ie
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system and cause flooding across the subject site and wider area. This was further
proven through the hydraulic modelling undertaken to investigate flood risk to the site.

Flood History
The floodmaps.ie website contains records of flooding in Mountmellick, which includes
records dating back to 1886. There have been three events of specific note, one in
December 1954, which was noted as the “worst flooding in hundreds of years”, and in
August 1990 when four families were evacuated from the Manor Road and Manor Lane.
Most recently, Mountmellick was severely impacted by flooding on 22 November 2017,
when a localised rainstorm caused the Owenass River to break its banks and combine
with high levels on the Barrow and Blackwater Rivers. Residents of the Manor Grove and
Manor Court housing estates were evacuated when the river rose by a reported 2 meters
in 12 hours. It was reported anecdotally, and evident from the gauge record, that the site
was impacted, although there are no observations as to the extent of flooding
experienced. The maximum gauge level recorded at the EPA gauge 14114, located
downstream of Mountmellick Bridge, was 74.79mOD. There is evidence that the peak
level was somewhat higher than this, but based on observations of flood levels reached
in the neighbouring buildings and playground, it is not thought that the peak of the flood
was significantly under-recorded.
An assessment of the flood history of the town has been made, based both on the
hydrometric gauges (EPA gauge 14033, active from 1976 to 2013, and gauge 14114,
active from 2013 to date), and recorded flood histories. The November 2017 event was
the largest in the 42 years of gauge record. It was also likely to have been the largest
flood in the history of the town, dating back to 1886. Using Gringorten flood frequency
analysis, this would give a return period of between 75 and 230 years, making it an
extreme flood, but not entirely unprecedented. This makes it broadly comparable with the
extents of Flood Zone A (or the 1 in 100 year flood).

Flood Studies
Mountmellick Local Area Plan 2012-2018
An SFRA was completed by JBA Consulting as part of the Mountmellick LAP. The results
of the SFRA indicated the site was within Flood Zone A and B. At the time of completion
(in 2011) the SFRA was based on best available information, which included broadscale
modelling and floodmapping for the county. Since the completion of the SFRA, CFRAM
maps have been produced for Mountmellick, and were released into the public domain in
2016. The CFRAM Study included detailed channel and floodplain modelling and
produced a suite of flood risk and hazard maps which sould supersede the flood maps
included within the SFRA, and one of the recommendations in the SFRA was that the
availability of CFRAM maps would be a trigger for reviewing the document.
The SFRA produced as part of the Draft LAP 2018-2024 includes both the previous
(2012-2018) Flood Zones, and overlaid on those, the outputs from the CFRAM Study,
which show a smaller area as being within Flood Zone A and B (see Figure 2 below).
Under the LAP 2012-2018, the subject site was dezoned and shown to be located outside
the Development Boundary. Prior to this, in the 2007-2013 Local Area Plan, the site was
zoned for Residential uses.
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Figure 2 – Flood Zones from SFRA
South-Eastern CFRAM Study
The South-Eastern Catchment Flood Risk Assessment and Management Study (CFRAM)
confirms that the site is partially within the extents of the 1% and 0.1% AEP floods. In
non-defended areas, such as this, these event probabilites are directly comparable to
Flood Zones A and B respectively (see Figure 3). However, it is noted that the
hydrological assessment undertaken in the CFRAM has a tendency to underestimate
flows, particularly on small to medium watercourses.
Examination of the CFRAM outlines for Mountmellick immediately raises the issue of
under-representation of extents, as the outlines for the 0.1% AEP event shown are
substantially smaller than the November 2017 event extent, and as noted above it is likely
that this event had a return period in the region of the 1% AEP.
Therefore, whilst the CFRAM is the most detailed modelling study available for the town,
it is not a reliable source of flood information.
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Figure 3 - CFRAM Flood Extent Map
Bespoke Modelling Study
As part of this review, hydrological assessment was undertaken of the Clotygar Stream
and the historical flood events. A linked 1D-2D hydraulic model of the watercourse and
surrounding lands was also built using the TUFLOW-ESTRY software package. This
model was used to assess current flood risk to the site, taking into account the revised
hydrological inputs.
It should be noted that the assessment is intended to be indicative in nature, and to
inform the development of possible land use and development options. Any subsequent
development proposals would need to be specifically assessed as part of the design
process.
The baseline model has been developed using the 1% AEP design event as the inflow to
the upstream end of the Clotygar Stream. The downstream boundary is the stage
hydrograph as recorded at the Mountmellick Mill (14114) gauge on 22 November 2017.
This gives a peak level of 74.78mOD. It is considered that this is an appropriate level to
use, given the proximity of the gauge to the site (approximately 400m upstream) and the
relatively shallow gradient on the Owenass over this distance. It is noted that the peak of
the event was potentially slightly higher than recorded, but this has been investigated
through sensitivity testing of the downstream boundary.
The modelled output is shown in Figure 4, and can be broadly equated to Flood Zone A.
It is not possible to say it is exactly Flood Zone A because the return period of the
November 2017 event (and therefore the downstream boundary) is only estimated. The
outline is similar in extent to the flood outline contained in the 2012-2018 SFRA, and has
been verified through anecdotal evidence of the flooding impacts in November 2017.
Flood Zone B has not been explicitly defined, but drawing on the evidence in the SFRA,
Flood Zone B is very similar to Flood Zone A, and will not influence land zoning decisions
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on this site. The extent and treatment of Flood Zone B is discussed further in the later
sections of this document.

Figure 4 – Flood extent based on November 2017 event on the Owenass and 1%
AEP design event on the Clotygar Stream
Sensitivity to the downstream boundary has been tested by increasing and decreasing
the peak level by 0.3m, with the results showing a corresponding change in the horizontal
flood extent of up to approximately 10m, but with no significant change in flood pattern or
area of developable land. The only exception is around the boundary with the hospital
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alongside Irishtown Road, where the smaller extent may facilitate easier access to the
site. This run also provides an indication of the likely extent of Flood Zone B.

The South-Eastern CFRAM Preliminary Options Report
Under the CFRAM programme, 'whole town' flood relief schemes are promoted, but their
construction will be prioritised and ranked by the OPW on a national basis and will be
based on the cost-benefit of a particular scheme. The timeline for the ongoing
programme of works in general, or specifically for individual towns is not known but is
certain to be several years before the first schemes are completed.
Flood risk and hazard maps and the Preliminary Options Report (POR) for Mountmellick
have been finalised and are available through the study website1. The final stage of the
study, which is finalisation of the Flood Risk Management Plan is ongoing following
closure of the public consultation period, but due to happen in the coming week (launch
date May 3rd 2018).
The CFRAM Study Preliminary Options Report (POR) includes a review of potential flood
management measures and options for towns within the study area. A wide range of
measures were reviewed and evaluated based on technical, economic and other factors.
The measures reviewed in Mountmellick included improvements in channel conveyance
and upstream storage, which could benefit the subject site. Others, such as hard
defences along the Owenass which would not have a direct benefit.
However, despite announcements of funding for a Mountmellick Scheme, there is no
timeline on the scheme works arising from the CFRAM Study, and the OPW have not
indicated which settlements will be prioritised. Even when a scheme is announced for
Mountmellick, it is likely to be a minimum of 5 years before works begin on the ground.
Therefore, the proposal for the sustainable development of the landholding has been
presented as stand-alone option which will not impact on neighbouring land holdings, and
will not prohibit the future works under the Capital Spending Programme.

Land Zoning and Development Options
Fully zoning the land parcel as ‘Residential’ was considered, but discounted due to the
impact providing flood protection to the site (in the form of ground raising) would have on
neighbouring properties and land. Although the impacts were relatively minor, it was
agreed with the client that any increase in flood levels was undesirable, so an alternative
option was investigated and is presented below.
The assessment has shown that partial zoning for residential uses could be
accommodated across the site, and it is this outcome which is sought through this
submission. Approximately 2.6 hectares of land is predicted to be within Flood Zone C,
and is therefore suitable for all forms of development on flood risk grounds. The Flood
Zone C land forms two pockets, one to the north and one to the south of the site. Due to
the sequential development of the town, and to facilitate access arrangements to the
lands, as well as other design considerations, it is considered preferable to reprofile
sections of the site, with some land raising being balanced by creation of storage areas.
The storage would need to be provided in parts of the site which are currently within

1

https://maps.opw.ie/
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Flood Zone C, so would not result in a net increase in developable area, but may make
the configuration of the land easier to manage. This concept is outlined in Figure 5.
A sketch-up of one potential resulting layout shown in Figure 6, although it should be
noted that this example is for illustrative purposes and the exact proportion of each Flood
Zone, along with the layout of residential, roads and open space, needs to be
investigated though the site specific Flood Risk Assessment. The FRA will also
demonstrate that the balancing of flood storage can be undertaken with no negative
impact on surrounding development.
It is recommended that the area within Flood Zone A is reserved for open space/water
compatible uses, including landscaped green areas. Surface carparking may be located
in Flood Zone A but depending on flood depths and speed of inundation, flood warning
and an evacuation / car park closure plan may be required. The section of the site in
Flood Zone C is appropriate for all uses, including residential development.
In addition, local mitigation measures, such as raised FFL within Flood Zone C and
ensuring safe access from the development should be investigated and incorporated into
the design of the development. This will be informed by the site specific flood risk
assessment.
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Access to Irishtown Road would need
to be secured at a level above the 1%
AEP event, and along the boundary
with the hospital.

Flood Zone C. Can be developed for
residential purposes.

Flood Zone A.
Retained for flood
storage purposes, with
Access to the southern end of the site
would need to be through Esker Gate
to ensure safe passage during a flood
event.

some land raising
being balanced with
provision of storage
from Flood Zone C,
ensuring flow paths
are not impacted..

Figure 5 – Flood extent based on November 2017 event on the Owenass and 1%
AEP design event on the Clotygar Stream, along with illustration of land zoning
opportunities

2017s6865-I-L003-1.doc
17 April 2018
www.jbaconsulting.ie

9/11

Indication of route of
renaturalised stream,
to include creation of
Area of Flood Zone C
increased to the north of the

meanders, riffles and
pools.

land holding, allowing more
Indication of extent of

consolidated development.

Flood Zone B. To be

Within this area, sequential

used for open space

development will ensure open

(including gardens and

space (including gardens and

public landscaped

parking) to be located to the

areas)

east and south of this area.

Flow path from north to
south of the
landholding retained.

Area of Flood Zone A
reduced to the north of
the landholding to
provide a consolidated
development area.
No increase in extent
or depth of flooding to
lands neighbouring the
development site.

Area of Flood Zone A
increased to provide
compensatory storage
to balance land raising
to the north of the
landholding. Level for
level compensation to
be provided.

Figure 6 – Indicative site layout incorporating compensatory storage
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Conclusions
JBA Consulting has undertaken a flood risk review for a site in Mountmellick with a view
to informing decisions made by Laois County Council in relation to land zoning within the
Mountmellick Local Area Plan 2018-2024.
Although the site is located partially within Flood Zone A, this review has demonstrated
that it is possible to partially zone the land for residential purposes, and retain a
proportion of open space / agriculture zoning. To ensure no increase in flood risk to
neighbouring lands, compensatory storage will be provided from the southern part of the
site.
The approach taken to this review is in accordance with the Planning System and Flood
Risk Management Guidelines, and provides the required background to allow Laois
County Council to apply the Plan Making Justification Test.
The review will not negate the need for a site specific flood risk assessment, but it has
outlined mitigation measures which are appropriate to facilitate development of the site.
The scope of the SFRA would be determined based on a specific development proposal
and should include consideration of residual risks and climate change.
Yours faithfully,
For JBA Consulting Engineers and Scientists Limited

Elizabeth Russell
Principal Analyst
elizabeth.russell@jbaconsulting.ie
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