
 

 

 
 
Forward Planning Section 
Offaly County Council 
Planning Department 
Áras an Chontae 
Charleville Road 
Tullamore 
Co. Offaly 
R35 F893 

Friday, 16 July 2021 
[By Online Submission.] 

Dear Sir/Madam 
 
RE: SUBMISSION ON ‘MATERIAL ALTERATIONS – CONSULTATION STAGE’ DOCUMENT WITH 

REGARD TO THE CONTENT OF, INTER ALIA: ‘MA144’ AND ‘MA266’ 
 
1.0 INTRODUCTION: SUBMISSION TO RETAIN RESIDENTIAL ZONING AT ARDEN LANDS (THE 
 SUBJECT OF REF. CDP/D/154) 
 
1.1 Amendment sought to final version of forthcoming Development Plan 

 
The Doorley Family make a submission1 has retained Tom Phillips + Associates2 to  in respect 
of the ‘Offaly County Development Plan 2021-2027 – Material Alterations – Consultation 
Stage’ (‘MACS’) document in relation to their lands known as ‘Arden Lands’, adjacent to Arden 
Road, Tullamore, Co. Offaly. 
 
The subject lands comprise c. 11.7 hectares (29 acres), located in lands north of Tullamore 
Town Centre, to the east of Arden Road and north of the junction with Collins Lane. 
 
Tom Phillips + Associates made a submission on the Draft Development Plan (Ref. CDP/D/154), 
dated 7 October 2020. 
 
We do not propose to repeat the content of Ref. CDP/D/154 – however, we would appreciate 
if its content could be noted with regard to the content of this submission. 
 
We note that the Chief Executive’s Report of March 2021, in effect, did not accept the 
arguments put forward in our submission dated 7 October 2020. However, we consider that 
the case for retaining the subject lands’ existing residential zoning remains, especially with 
regard to the content of a number of the proposed Material Alterations, that will be discussed 
in Section 3.0 of this document. 
 

 
1 Meelaghans Lodge, Meelaghans, Tullamore, Co. Offaly, 
R35 EK83. 

2 No. 80 Harcourt Street, Dublin 2, D02 F449. 
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Figure 1.1: Side by side comparison showing the proposed rezoning of the majority of the subject site 
(approximately outlined in red) from ‘Residential’ in the Tullamore Town and Environs Development Plan 2010-
2016 (extended to 2020) on the left; and ‘Business or Technology Park’ in the Draft Offaly County Development 
Plan 2021-2027 on the right (with the north-eastern portion being zoned ‘New Residential’. (Source: Tullamore 
Town and Environs Development Plan 2010-2016 (extended to 2020) and Draft Offaly County Development Plan 
2021-2027, respectively; annotated by TPA, 2020.)  
 
 

1.2 Executive Summary 
 
We have considered the relevant planning policy context in the current Development Plan and 
the Draft Development Plan, the site location, the existing character of the immediate locality, 
and the active Planning Applications being pursued at the subject site. 
 
In our professional town planning opinion, and with regard to the aforementioned factors, the 
proposed rezoning of the subject lands (and removal of the proposed distributor objective) 
should not proceed as planned. 

 
 
1.3 Site Location and Physical Context 
 

The Doorley Lands, comprising a gross site area of c. 11.7 hectares are located to the east of 
Arden Road (N52), which leads to Kilbeggan and the junction with the N6/Dublin - Galway 
Road.  
 
The lands have a frontage of approximately 200 metres to Arden Road. 
 
The lands are bounded to the north by a local laneway giving access to a row of detached 
houses; to the east by agricultural land; and to the south by the Tullamore By-Pass. 
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1.4 Proposed Developments At Subject Lands 
 

An Application for planning permission for a residential development was submitted to Offaly 
County Council by Mr. Joe Doorley on 14 June 2021 (Reg. Ref. 21/369). That proposal consists 
of 99 No. units including: 8 No. 1-bed apartments; 6 No. 2-bed houses; 33 No. 3-bed houses; 
40 No. 4-bed houses; and 12 No. 5-bed houses. 
 
A further Application for planning permission for a residential development was submitted to 
Offaly County Council by Ms. Sheila Doorley (Reg. Ref. 21/370). That proposal consists of 60 
No. units including: 12 No. 1-bed apartments; 16 No. 2-bed houses; 29 No. 3-bed houses; 2 
No. 4-bed houses; and 1 No. 5-bed house. 
 
It should be noted that both Applications were invalidated due to minor issues that are being 
resolved at the time of writing. Two Applications with amended documentation will be 
submitted to the Local Authority for assessment shortly. 
 

 
Figure 1.2: Overview of proposed residential development, showing Arden Road to the west. It is 
notable that the proposed development provides a coherent character in keeping with the 
established residential character of the surrounding area. (Source: C+W O’Brien Architects.) 
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1.5 Relevant Material Alterations 
 

We consider that the following Material Alterations are relevant to our argument for the 
retention of the residential zoning at the subject lands. 
 

Material Alteration No. Nature of Content 
MA144 Objective to work with IDA to identify suitable 

locations for Foreign Direct Investment. 
MA266 Rezoning of lands in eastern Tullamore from 

‘Business/Technology Park’ to ‘Enterprise and 
Employment’. 

Table 1.1: Material Alterations referenced in this document. 
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2.0 PLANNING ARGUMENT 
 
2.1 Excessive Scale of ‘Business/Technology Park’ zoning on Subject Lands 
 

Our client acknowledges the need for ‘Business/Technology Park’ zoning in Tullamore to 
facilitate the development of new business ventures, and to support existing enterprise. 
 
However, the scale of the proposed rezoning at the subject lands is considered to be excessive, 
especially when our client is actively engaging with the Local Authority with regard to 
proposed residential development at that site. 
 
It is also considered that the existing character of the area may be negatively impacted by the 
future presence of business and technology park buildings in what is an established residential 
area. 

 
 
2.2 Impact on Client’s Planning Applications and Tullamore’s Housing Requirements 
 

As outlined in Section 1.4 of this document, our client is actively engaged with the Local 
Authority in an attempt to deliver 159 No. houses at the subject lands.  
 
That quantum of proposed housing would significantly contribute to the number of residential 
units required in Tullamore over the lifetime of the new Development Plan, as per Table 2.2 
of the Draft Development Plan.  
 
That table notes that 1,497 No. residential units will be required in Tullamore between 2021-
2027 to facilitate anticipated population growth and settlement patterns.   
 
The delivery of 159 No. residential units at the subject lands will contribute c. 10.6% of that 
target early in the life of the new Development Plan. 

 
It should also be noted that the proposed residential development contributes c. 16 No. social 
housing units. 
 
Furthermore, Section 2.1.4 of the Draft Development Plan (‘Principles for Growth’) lists a 
number of different principles that proposed development should adhere to. 
 
That section states, inter alia: 
 

“Compact growth, by targeting at least 30% of all new homes that are proposed in 
settlements within their existing built-up footprints, with a focus on infill / brownfield 
lands, rather than continually sprawling outwards” 

[Our emphasis.] 
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Assuming a target figure of 30% for compact growth within existing built-up footprints, our 
client’s forthcoming Planning Applications would provide c. 35% of Tullamore’s target for 
compact growth within the existing footprint of the town at an early point in the lifetime of 
the new Development Plan. That would provide significant assistance in the achievement of 
that target. 
 
The proposed rezoning would eliminate any possibility of the proposed residential 
development being delivered during the lifetime of the new Development Plan, and may 
impact negatively on achieving the Compact Growth principle outlined in Section 2.1.4 of the 
Draft Development Plan.  
 

 
2.3 Reg. Ref. 20/450 (ABP Ref. 310463) – Retirement Village Application 
 

That Application formed the first element of the proposed developments for the wider lands 
at Arden Road. 
 
That proposed development comprises the construction of, inter alia: 
 
 A 90 No. bed, 3-storey nursing home;  

 
 A single storey coffee shop; and  

 
 77 No. residential units. 

 
Offaly County Council issued a Notification of Decision to Grant Permission dated 10 May 2021.  
 
A Third-Party Appeal was submitted to An Bord Pleanála on 4 June 2021 (ABP Ref. 310463) 
and that Appeal is currently under consideration by the Board. 
 
It should be noted that the retirement village proposal, in tandem with the two forthcoming 
Planning Applications, ties in with the Masterplan vision for the lands at Arden Road, as noted 
with the Planning Authority at Pre-Planning discussions – that is, to provide high-quality, 
mixed-type residential developments that will allow residents to remain within the same 
community at all stages of their lives. 
 
In our professional town planning opinion, the proposed rezoning to ‘Business/Technology 
Park’ has the potential to negatively impact the setting and operation of the proposed 
retirement village, as well as the ability of the forthcoming Applications to be assessed against 
the subject lands’ current zoning objective. 
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3.0 RELEVANT MATERIAL ALTERATIONS 
 
3.1 MA144 – Identification of Land Banks for Prospective New Business 

 
That proposed Material Alteration proposes the insertion of the following text in Section 5.9 
of the final Development Plan. 
 
The proposed text states: 
 

“It is an objective of the Council to work alongside IDA to identify appropriately sized 
land banks and business premises at suitable locations Tullamore [sic] in order to 
attract foreign direct investment.” 

[Our emphasis.] 
 
We consider that the insertion of this text is indicative that the rezoning of the subject lands 
may be premature, insofar as it suggests that the process of identifying suitable locations for, 
inter alia, business and technology uses may not have been fully considered in the context of 
relevant data/information at the time of writing. 
 
Our client’s lands are the subject of forthcoming Planning Applications (after the invalidation 
of Reg. Ref. 21/369 and Reg. Ref. 21/370) to deliver much needed residential development 
in Tullamore and, in our professional town planning opinion, it is premature to rezone those 
lands when the Council themselves have indicated that the identification of land for new 
business purposes may not have been fully assessed and analysed at this juncture. 
 
 

3.2 MA266 – Example of Proposed Rezoning Not Proceeding  
 
MA266 arises from a submission made by Simon Clear and Associates, on behalf of Midland 
Town and Country Stores (Ref. CDP/D/150).  
 
The proposed zoning at the subject lands (see Figure 2.1 below) was ‘Business/Technology 
Park’ in the previous iteration of the Draft Development Plan – however, the content of Ref. 
CDP/D/150 referred to an existing permission (Ref. No. PL11/47, as extended by EX16006) 
being unable to be completed in the event the proposed rezoning proceeded. 
 
Our client finds themselves in a similar situation, albeit at an earlier stage of the Planning 
Application process.  
 
Our client has actively engaged with the Planning Authority in an attempt to deliver much 
needed housing in Tullamore and the proposed rezoning of our client’s lands from 
‘Residential’ to ‘Business/Technology Park’ may act as a barrier to that proposa. 
 
 



TOM PHILLIPS + ASSOCIATES 
TOWN PLANNING CONSULTANTS  
 

Submission on Proposed Material Alterations to Draft Offaly County Development Plan 2021-2027 
  Page 8 
 

We respectfully request that the same consideration that was given to the content of Ref. 
CDP/D/150 be provided to our client with regard to the proposed rezoning of the subject 
lands. 
 
In our professional town planning opinion, similar principles in relation to the promotion of 
proper planning and sustainable development apply in the case of their subject lands, as the 
proposed rezoning would hinder the progress of ongoing planning and development work 
related to the site. 
 

 
Table 3.1: MA266 from the MACS document, showing the proposed 
Business/Technology Park rezoning not proceeding due to the existence of 
an extant planning permission.  
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4.0 CONCLUSION  
 
We trust that this submission will be given due consideration as part of the Material 
Alterations to the Draft Development Plan process.   
 
Our client has made concerted efforts to deliver suitable and high-quality residential 
development at the subject lands, as evidenced by their engagement with the Planning 
Authority, and the lodgement of two Planning Applications in June 2021 (Reg. Ref. 21/369; 
and Reg. Ref. 21/370) (it is acknowledged that those Applications were invalidated and 
lodgement of revised Applications that resolve the relevant issues are pending.) 
 
It is our professional town planning opinion that content of the Material Alterations outlined 
in Section 3.0 of this document, in tandem with the comprehensive residential development 
proposed by our client, gives cause for the rezoning of the subject lands to be reconsidered, 
and for its residential zoning to be retained. 
 
We consider that said retention of the existing zoning would be in accordance with the proper 
planning and sustainable development of Tullamore and Co. Offaly as a whole. 
 
We trust the content of this submission is in order and we would welcome the opportunity to 
address any queries that the Planning Authority may have regarding its content. 
 
Yours faithfully 
 

 
______________________ 
Oliver Reid 
Executive Planner 
Tom Phillips + Associates 
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