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Banagher Town Plan
1.0
Introduction/Context
1.1
The settlement plans stem directly from the policies and objectives contained in the County Development Plan with particular reference to Chapter 4, “Settlement Strategy” and Chapter 18 “Landuse and Zoning”. This is to facilitate the growth of a hierarchy of well-planned, sustainable and complementary settlements throughout the County presented in a consistent manner to allow ease of interpretation and implementation.

1.2
Banagher is classed as a Local Service Town in the County Development Plan, Settlement Strategy. This settlement plan along with the zoning map is seen as a specific view of the town so that development pressures can be focused and properly managed in order that the settlement can fulfil this role effectively.

1.3
Banagher is located at the junction of the R439 and R356 roads approximately 37kms from Tullamore and 12kms from Birr.

1.4
The town originally evolved around this junction on the south bank of the River Shannon at the bridging point. This historic core, now the town centre, was fairly compact in nature and grew up servicing the surrounding rural area including areas of County Galway. The town is an important urban archaeological centre with evidence of settlement dating from medieval times, around an early Christian foundation, probably the Church of Cill Rignaight (St. Rynagh). The town has been identified in a study carried out by the Office of Public Works as an important urban archaeological centre in recognition of its ancient ancestry and of the fact that an urban centre existed here prior to the year 1700.

1.5
The vision behind the plan is to consolidate development within the town, in a planned and coherent manner so that it comprises the necessary critical mass to allow it to function effectively as a Local Service Town within the County’s Settlement Strategy.


1.6
An Integrated Area Plan is being prepared (2008) jointly by the Community, the Tipperary Institute and West Offaly Partnership with input from Offaly County Council This is recognised by the County Development Plan 2009-2015 and any proposals will be examined and, where appropriate, implemented.

2.0
Town Function & Regional Role
2.1
Banagher is identified in the County Development Plan as a Local Service Town and is important to the surrounding area for residential, employment, retailing and service functions (see County Development Plan, Chapter 4, Settlement Strategy). In particular, tourism based on the River Shannon (cruising and fishing holidays) is an increasingly important element in the town’s economy. The previous development plan designated Banagher as a service centre and this policy will be continued. 
2.2
This is seen as reinforcing the role envisaged in the Regional Planning Guidelines for the Midlands Region (2004), which designated Banagher as a Local Service Town. This envisages the town fulfilling important local level functions in housing, retailing, social and leisure facilities and any other appropriate local services within the town and to a wider rural hinterland.

2.3
This will be achieved by harnessing public and private development activity in an orderly and coherent manner so that the resulting outcome is an attractive, well-planned sustainable place.

2.4
This expansion will give additional critical mass to the settlement, which will allow it to; 

· Sustain existing service levels.

· Encourage growth in services available for the 

town as it grows and its local hinterland.

· Increase its effectiveness as a Local Service Town.


3.0
Strategic Objectives
3.1
Promote Banagher as a Local Service Town as per the County Development Plan, Settlement Strategy.

3.2
Reinforce the mass of the town in order to maintain the existing level of services currently available and encourage diversification to bring a greater variety of services/uses to the town.

3.3
Consolidate the urban fabric in order to create a more cohesive town by opening up the backland areas to allow coherent infill to develop.

3.4
Create a sense of place by employing well-designed schemes, including an urban design led refurbishment of the original/core area.   

3.5
To encourage the development of recreational and tourist facilities in Banagher.

3.6
Facilitate any initiatives regarding point 3.5 above brought forward within the remit of the Mid-Shannon Tax Incentive Scheme. See County Development Plan, Chapter 17.
4.0
Population
4.1
During the period from 1996 to 2006 the population of Banagher rose by 193 people (13.37%) i.e. from 1,443 to 1,636 people. 

4.2
There is continuing pressure for new housing in the town and this potential growth when realised will enable Banagher to achieve the necessary size to fulfil its role as a Local Service Town.

Population - Policy
1.
To ensure that adequate zoned and serviced land is available to accommodate appropriate population expansion for Banagher to fulfil its role within the County Development Plan settlement strategy and in line with the Midland Regional Planning Guidelines.

2.
To ensure that adequate infrastructural, community, social and recreational facilities are brought forward in line with ongoing expansion.


5.0          Employment
5.1
Employment is provided by the local services sector i.e. shops, hospitality, services etc., with Banagher Concrete located in the north western quadrant of the town, being the largest employer in the town. 

Employment - Policy

1.
To ensure by means of land use zoning and development management functions that adequate land is available for employment-generating uses in order to accommodate growth, thus allowing a balanced settlement to evolve.
2.
To encourage the implementation of Government measures in relation to training, re-training and job creation.
3.
To facilitate any market led job creation initiatives.
4.
To promote Banagher as a location for local employment growth.

5.
To promote Banagher as a location for tourism based employment growth.

6.
To co-operate with Offaly County Development Board and other relevant agencies in attracting employment.
6.0
Roads/Traffic & Communications
6.1
Banagher, situated on the county roads R439 and R356, is well connected to its local hinterland, part of which is in County Galway, and is at an important bridging point over the River Shannon.

6.2
The growth of Banagher and the associated extra traffic generation may make it necessary to complete the western relief road and provide an eastern link road. To this end, two corridors have been identified.

Roads/Traffic & Communications - Policy
1. To maintain and improve Banagher’s 
accessibility to other towns.
2. To use development activity to create a comprehensive internal road network to create a permeable urban fabric and allow movement within the town.

3. To use appropriate traffic management techniques including road design, parking control and provision, to allow efficient and safe use of the evolving network.

4. To encourage public transport operators to provide improved services.

5. To facilitate the safe movement of pedestrians and disabled people, particularly in the town centre area.

Roads/Traffic & Communications - Objectives
RTC 1.
To upgrade where necessary, in conjunction with other relevant bodies, public lighting.

RTC 2.
To protect the two corridors for the eastern and western relief routes.

RTC 3.
To reserve access to backlands and lands zoned for development at the locations shown on the accompanying zoning/objectives map.

RTC 4.
To introduce traffic management measures as and when required.

RTC 5. To provide further car-parking at Marina site and reserve lands for additional parking off Main Street.
7.0
Housing
7.1
Public housing need, which comprises of accumulated and prospective need will be addressed by the Housing Section on the basis of a continuing 3-year rolling programme. It is intended that units will be delivered by:
· Units made available through Part V of the Planning & Development Act.

· Building on appropriately zoned land made available by Part V of the Planning & Development Act.

· Purchase and re-use of dwellings within the market place.

· Building on appropriately zoned land either owned or purchased on the open market.

7.2
Housing development should be brought forward in an integrated manner. This could best be achieved by co-ordinated master plans, for specific areas, in order to consolidate the town in a coherent manner, and to this end adjoining landowners/developers are encouraged to work together.
7.3
Private sector housing is market led and, although the market has slowed (2007), interest in Banagher remains relatively robust as indicated by continuing applications etc. This is still seen as a significant element in the towns’ proposed growth.
Housing - Policy
1. To facilitate the provision of housing of a high 
standard in Banagher to meet growing needs.
2. To ensure that a sufficient amount and variety 
of serviced land designated for residential use is available for house building in the town.
3. To encourage private house building and residential infill development where appropriate.
4. To continue Council policy of providing housing by way of the various social and affordable housing options in line with any government policies.
Housing - Objectives
H1.
To provide social housing units, including any special needs, in response to local demand as resources become available. The Council will also support and facilitate the voluntary housing sector.

H2.
To identify suitable sites for infill housing and facilitate and carry out such schemes where appropriate.
8.0
 
Education and Social Facilities
8.1
Education

The national schools, St. Rynagh’s currently (2007) has a roll of some 280 pupils (153 boys and 127 girls) and St. Cronan’s (73 pupils).  

The two secondary schools have recently amalgamated into one unit with a roll in 2007 of 587 students (307 females and 280 males).

Growth of the town will generate greater demand and consequently further expansion may be necessary to buildings and grounds.

8.2
Other Facilities
The town has a number of other facilities including a Roman Catholic Church, a Church of Ireland, fire station, public library, community centre and a health centre. On the Galway bank of the Shannon, there is an open air swimming pool and a pitch and putt course which are associated with Banagher.  The Council recognises the need for the provision of facilities for young people within the town in particular.
Education and Social/Other Facilities - Policy
1.
To co-operate with the school authorities and the Department of Education to ensure adequate space is available for future educational requirements.
2.
To facilitate the provision of social/other facilities necessary to meet the needs of the population as it grows and as resources allow.

9.0
Retail and Commercial
9.1
Banagher currently services its resident population, people in the vicinity, and passing trade, both road and riverborne.  The growth envisaged for the town will protect this base and lead to expansion over time.
9.2
This will enable the town to fulfil its role, as a Local Service Town, outlined for it in the County Development Plan and in accordance with the Midland Regional Planning Guidelines (2004).
Retail and Commercial - Policy
1.
It is Council policy that the town centre, as defined in the plan, will be the focus for commercial and mixed-use development. The Council will encourage and facilitate development which will lead to the revitalisation of the town centre area, to this end the Council will resist competing out-of-centre commercial or mixed use development where same could realistically be accommodated in the town centre area. The Council would encourage an urban design led refurbishment of the centre.

2.
To encourage Banagher as a retail and commercial service centre and to facilitate the consolidation of its function/position as a local service town.

3.
To require that development within the sector shall have regard to the County Development Plan 2009-2015, with particular reference to the County Retail Strategy and the Retail Planning Guidelines (published by the Department of the Environment, Heritage and Local Government).
10.0
Sanitary Services
10.1
Water Supply

Banagher is currently served by the River Shannon and 2 boreholes at Clontolan.

10.2
Waste Water

The waste water treatment plant has a capacity of 2500 PE. At the time of writing (Nov. 07) preliminary design work is in hand to upgrade the system.

Notwithstanding that the amount of land zoned in the plan allows for growth in the town, normal planning development management practice is that proposals are assessed as regards capacity of services to cater for them and development would not be permitted unless adequate treatment can be assured.

Sanitary Services - Policy
1.
To ensure sufficient service and capacity of water and waste water services are available to cater for development.

11.0
Conservation of the Natural Environment
11.1
Promotion of Banagher as a Local Service Town will lead to significant changes in the town’s size and form which in turn will impact on the surrounding area. This will be especially true of the agricultural/rural backlands that are contiguous with the existing settlement and will require sensitive management along the interface with the Shannon Special Area of Conservation (SAC).

11.2
While the land zoned as appropriate for development takes cognisance of major designations e.g. ground water, National Heritage Areas etc., all development proposals should also take into consideration and accommodate any other significant natural features e.g. trees, hedgerows etc.

11.3
Development proposals should have regard to the existing contours of the sites involved, in order to safeguard and protect the habitat of any feature such as tree(s), hedgerow(s) etc., which may be present.  Changes to levels should be justified in any planning application especially those in areas in the vicinity of the River Shannon and the associated SAC.

Conservation of the Natural Environment - Policy
1. To have regard, in assessing development proposals, to all relevant designations within the County Development Plan which pertain to Banagher, in particular the SAC which includes the Shannon Callows.

2. To require that, where possible, any natural feature that forms the edge of the town shall be retained and where necessary, reinforced, to minimise the visual intrusion of the built environment into the rural surroundings.
12.0
Conservation of the Man-Made Environment
12.1
Banagher evolved at a bridging point on the Shannon at the junction of what became the R439 and R356 roads comprising frontage development with long rear curtilages. This gave a fairly compact roadside rural settlement, which, although it lacked any buildings of great individual merit, created a very attractive streetscape worthy of conservation.

12.2
Much of the later expansion has taken the form of linear development along the main constituent routes, although some backland development has been introduced in an effort to bring some depth to the settlement and this goes some way to creating a coherent, permeable urban fabric.

12.3
There are a number of protected structures in the town and details are contained in the Record of Protected Structures (RPS), 2009-2015.

Conservation of the Man-Made Environment - Policy
1. To conserve and improve the townscape of Banagher’s Main Street and associated public realm.

2. To ensure that new development is, where necessary, in keeping with and enhances the townscape and public realm.

3. To encourage continued use of good quality traditional shop fronts and ensure that any new frontages are designed to a high standard using traditional cues and styles, where appropriate.

4. To preserve the townscape character of the town by ensuring that the design of new structures harmonise in scale, form and character with the established pattern in the street.  Existing townscape features such as carriage arches shall be preserved. The Council encourage an urban design led refurbishment scheme for the centre to give a coherent outcome to the entire zone. (See 3.4)

5. The Council will encourage and facilitate the regeneration of substandard and/or derelict buildings within the town centre area. It will also utilise, where necessary, any relevant legislation in order to move forward in this regard.

6. To protect, in consultation with the Office of Public Works, that area of the town which is considered to be of Urban Archaeological potential.

Conservation of the Man-Made Environment - Objectives 

C1. To protect the buildings/structures listed in the Record of Protected Structures.

C2. To protect the zone of archaeological potential in consultation with the Department of the Environment, Heritage and Local Government.

13.0 
Land Use Zoning & Town Structure
13.1
Land Use Zoning
The overall position of Offaly County Council with regard to land use is set out in the County Development Plan 2009 – 2015, Chapter 18.

Land Use Zoning - Policy
1. To ensure that development takes place on zoned, serviced land in an orderly fashion so that economic use is made of resources.

2.
To ensure adequate land is zoned to accommodate the sustainable growth of the town and to ensure that development takes place on zoned, serviced land in an orderly fashion.

3.
To encourage development activity to expand the availability of services within the zoned areas.


Land Use Zoning - Objective
LU1.
To control development in each zone according to the County Development Plan zoning objectives.

LU2.
To manage development in accordance with the land use zoning/objectives map for Banagher and the County Development Plan written zoning objectives contained in Chapter 18 of Volume 1.

LU3.
To have regard to the risk of flooding when assessing development applications and to co-operate fully with Office of Public Works.

13.2    Town Structure

The optimum shape of the town is formed by how these land use elements are defined on the ground, how they are linked and how they interact.  In line with the strategic objectives 3.3 and 3.4, it is the Councils intention to channel the development pressures in order to create an attractive, coherent, well-designed and sustainable settlement with an individual sense of place. The bulk of the towns growth will be catered for, over time, in the eastern area of backland between the R356 and the R439. This will allow a fairly compact and coherent urban structure to evolve. 
Town Structure - Policy
1. To ensure that the development proposals brought forward are cohesive in terms of scale, mass and numbers.

2. To protect linkage points between different landholdings to ensure that a comprehensive pedestrian and vehicular network evolves bringing permeability to the resulting urban fabric.

3. To control against “land-locking” of zoned land and/or the creation of “ransom strips”.

4. To co-operate with and facilitate the various development interests in their joint endeavours to bring forward workable master plans. 

5. To encourage, where appropriate, larger, more flexible and ultimately more useful public open spaces.

6. To encourage joint provision of infrastructure.


13.3
Map Annotation – Guidance and Requirements for Developers
The two relief route corridors are identified so that they are protected for future use, to give a shape to the town and allow the internal development to go forward in a coherent manner.

Note:

Red Arrows
1. These indicate the preferred locations for access points to be taken into the backland areas so that they may be developed in a coherent and properly planned manner. Use of some or all of the points should over time create an internal road network, which will bring depth and permeability to the built environment.  While many of these link routes will be dictated by the form the developments may take, R1 and R2 should be a direct link to complete the distributor in the south east of the town.

The Council will be preparing a master plan for its own lands served by the R3, R4 and R5 which will provide a link to the by-pass.

These indicative points shown by the arrows are seen as the optimum points where the new network will connect with the existing. Space should be reserved at points indicated for possible future roundabouts/junction improvements.

2. Notwithstanding the fact that the lands on the south side of the Cloghan Road (R356), to the east of the town boundary are not zoned, this is not intended to preclude consideration for appropriately designed, scaled and sited single dwellings. 


14.0
Urban Renewal/Town Centre
14.1
The layout of the historic core of Banagher is typically a building close to the main road with a long rear garden. Modern trends now mean that many of these rear areas are under-utilised, affording ideal opportunities for site assembly and comprehensive infill schemes to be brought forward.  There are also a number of vacant/derelict/anomalous uses around the core which would also fall into this category.

14.2
Development and redevelopment within the town centre area, whilst addressing the above, should also have regard to the design cues and detailing found in that zone.

14.3
The Council would be prepared to participate in facilitating any comprehensive approach brought forward by third parties. 

Urban Renewal/Town Centre - Policy
1. To secure and encourage coherent and integrated renewal of obsolete and derelict areas, where appropriate.

2. To encourage and facilitate in-depth town development where this is considered desirable.

3. To use the appropriate derelict sites legislation if necessary to help promote renewal (See also Section 12, Policy 5).

4. To encourage the removal (under grounding) of overhead cables and wires within the town centre area in conjunction with the various utility agencies. 

5. Implement any Town Renewal Schemes, Urban Renewal Schemes and/or other initiatives in this area as appropriate.


15.0
Amenity
15.1
Open space currently comprises the GAA facilities, (formal) and those areas within housing developments (informal/amenity).

15.2
There is a soccer club outside the town boundary to the southeast.

15.3
The town’s growth will create a demand for more open space within all of these categories and whilst the informal/amenity space will be an intrinsic part of the housing development, it is hoped that by joint working and master planning, the individual open space requirements for each application might be brought together to create larger spaces, as they are more flexible in the longer term.

Amenity - Policy
1.
To encourage the provision of private open space (playing pitches and associated facilities etc.).

2.
To ensure that all new residential developments have sufficient open space (as per the County Development Plan standards), that it is designed and laid out to the highest standard and, if practicable, conjoined with adjoining schemes to create larger and more useable spaces.

3.
To protect edge and open space elements of the town, especially the River Shannon frontage and allow informal uses such as walking, fishing etc to be developed as demand/opportunity arises and resources become available.

Amenity - Objective
A1.
To enhance the appearance of the town and its approaches by providing landscape and environmental improvements, where appropriate, subject to the availability of finance.

A2.
To carry out amenity development along the bank of the River Shannon.

A3.
To consider the preservation of significant trees or group of trees of special amenity value located at Queen Street and Hill House, in particular.

1st sketch draft 22/08/07


PAGE  
Amendments to Draft [Oct. 08] County Development Plan 2009-2015                              Banagher Town Plan Page 7 of 7 

[image: image1.wmf]_1071913326.doc


�












