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Introduction 
 
I, Mr. Tom McNamara, wish to make this submission to the material alteration stage of the Draft Offaly 
County Development Plan, 2021-27. 
 
The submission is made in relation to – Material Alteration MA265 – Volume 2; proposed change 
from “Community Services/Facilities” to “New Residential”. – (See Map) 
 

 
 
This proposed change has been made, despite the fact that in the previous stage of the Draft Plan 
(https://www.offaly.ie/eng/Services/Planning/County-Development-Plan-2021-2027/CE-Report-
Draft-Stage1.pdf pg55), the Chief Executive of Offaly County Council stated; 
 

"In the context existing zoning plan for the area TTEDP 2010- 2016 as extended, the 
existing development on the adjoining sites, and the current proposal on the site to the 

https://www.offaly.ie/eng/Services/Planning/County-Development-Plan-2021-2027/CE-Report-Draft-Stage1.pdf
https://www.offaly.ie/eng/Services/Planning/County-Development-Plan-2021-2027/CE-Report-Draft-Stage1.pdf


north of the submission site, it is considered that there is no justification for the proposal 
to allow residential development at this location.” 

 
The current draft County Development Plan 2021-2027, also states that Tullamore is restricted as to 
lands that it can develop due to constraints on the Irish Water Network in the town. 
 
The proposed site MA265, is in the northern part of Tullamore Town, where there is already an over -
concentration of housing and proposed residential zoning and there are inadequate amenities and 
utilities infrastructure in order to support such a rezoning. 
 
The CEO’s own judgement in March 2021 was there was no justification for these lands to be zoned 
residential however that has now been changed without any new or additional evidence to support 
such a rezoning. 
 
The proposed parcel of land, will further push the planning of Tullamore Town northwards and away 
from the core of the town and away from essential transport links such as the train station and this is 
in contravention with National and Regional Planning Guidelines on sustainable development and 
public transport links to residential housing developments. 
 
The Minister for Transport is on the public record as saying that we need transport led planning.  The 
Planning Regulator is also on record stating his office’s support for sustainable, balanced 
development.   
 
I believe that there is a need to rezone more lands in Tullamore for housing in the next County 
Development plan, but in areas of the town that can support and sustain growth. 
 
To that end, I have submitted plans for a housing development under the current development plan 
for a housing development of 25 units. This piece of land is currently zoned as residential and has a 
letter of support from Irish Water that this development can proceed, as their network can support 
housing on this site. 
 
The site; c.9.5 ha (c23.5 acres) of land that is, in the majority, zoned Residential under the current 
Tullamore Town & Environs Development Plan 2010-16 (as extended to 2020). A small portion of the 
landholding at the south-eastern corner is zoned Business/Employment. 
 



 
 
However, under the current Draft County Development Plan, 2021-27 the lands are proposed to be 
rezoned to “Strategic Residential Reserve” and will not be considered for development under the life 
of the new Plan. 
 
Charleville Road is a long established, residential area within Tullamore. My land assembly, for the 
first time, opens up the available and serviceable lands directly to the rear of the Charleville Road 
properties to provide for a suitably sized residential scheme which would be designed to respect and 
integrate with the existing character of the area. 
 
The South and South West of Tullamore is close to the town centre and is within walking distance of 
Tullamore Train Station and local parks and other amenities. 
  
As previously referenced, during the recent launch of the Economic Recovery Plan, Minister Eamon 
Ryan stated that development needed to be “transport led.”  I believe that we should be trying to 
achieve this, rather than creating unsustainable urban sprawl, that leads to unbalanced developments 
of towns such as that proposed in the current Draft Development Plan for Tullamore.  
  
Tullamore is the County Town of Offaly, with a population of over 15,000 people.  The ESRI have 
analysed the population projections and housing demand for Offaly out to 2040.  They find that by 
2031 Offaly will have an annual housing demand of 561 housing units.   Indeed, the ESRI have also 
stated in their own “Housing Demand and Supply Targets” that Offaly will require 5,632 additional 
housing units between 2020 and 2031. 
  
As the county Town, Tullamore will be expected to deliver the bulk of these houses in that time 
period.  The draft development plan, has proposed a number of sites for residential zoning, however 
the vast majority of these sites are concentrated on infill sites in already, high density residential areas 
and some of these as you will know have barriers to them being developed.  



  
Other sites, including MA265, that are proposed in the draft plan are far away from the train station 
and will lead to a housing imbalance, as the town will be forced to grow northwards, rather than in a 
balanced manner from the town centre.  This in turn, has the potential to place additional demand on 
current amenities in these areas.  
  
It should also be noted that, if land supply is restricted over the new county development plan as 
envisaged in the draft this will cause compression in the housing market in Tullamore and as a result 
it is very likely that any remaining land zoned for housing, will increase substantially in price, thus 
making any housing units purchased on those lands unaffordable and out of reach for the local 
community. 
  
It is imperative that we have a blended response to the current housing need in Tullamore over the 
next County Development Plan that takes account of the, National and Regional Planning frameworks.  
  
While we all recognise, that the development of infill and brownfield sites are important; it has been 
recognised by the Planning Regulator at a recent Oireachtas hearing, that those sites can be more 
difficult to develop.   
  
The proposed draft development plan sees all new residential building in the West and North of 
Tullamore.  There will be no residential building in the Southern end of Tullamore.  The proposed 
development of the site that I wish to develop, would see a low-density option for many families over 
the course of the next number of years.  The Minister for Planning Peter Burke has recently written to 
all Local Authorities to allow for tapered lower density development especially on the edges of town. 
  
Indeed, in one of their observations of the draft development plan, the office of the planning regulator 
states that; 
  

“It is advised that the development plan include a more proactive strategy for the 
regeneration of rural towns, villages and Sráids in order to provide for, facilitate 
and support those who wish to build their own house within the settlement 
boundaries of a small town, village or rural node, and to ensure that such locations 
are an attractive alternative to one-off housing in the countryside.” 

  
This observation suggests that lower density options may act as a more attractive option, rather than 
an infill site, in the centre of a town.  Especially to those who, otherwise would build a one-off rural 
home; which are being discouraged in the National Planning Framework. 
   
In this draft plan, it is now proposed to de-zone these lands which will mean no housing development 
will be allowed to be built on them for at least the next seven years which I find incredible given the 
current housing crisis that exists in the country. 
 
I would request that, MA265 is reconsidered by the Council and officials, as I agree with the Chief 
Executives opinion that there is no justification for the zoning of these lands.   
 
If the council agree to this proposal, I believe that the lands at Charleville Rd should be considered as 
a suitable location for proposed, lower density housing towards the fringes of the town, but close to 
the train station, core retail centre and close to other critical amenities that will support new housing 
in this area.  The lands will also allow for a more balanced development of Tullamore Town and lead 
to a more sustainable future for all. 
 



I thank you for your attention in this matter and look forward to hearing from you in due course. 
 
Yours sincerely, 

 
_____________ 
Tom McNamara  
 
 


