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Introduction

The existing Kells Development Plan was adopted on 1* October 2001 and remains in
force until 30" September 2007, unless otherwise superceded by a revised Kells
Development Plan. Section 11 (1) of the Planning & Development Act 2000-2004
states that ‘not later than 4 years after the making of a development plan, a Planning
Authority shall give notice of its intention to review its existing development plan and
to prepare a new development plan for the area.’

These “Strategic Issues Papers” are a pre draft consultation document, published for
the purpose of both notifying the general public and interested parties of the intention
of Meath County Council/Kells Town Council to review the existing Kells
Development Plan and to engage in public consultation pursuant to the requirements
of the Planning & Development Act 2000-2004.

The purpose of the consultation document is to give a broad overview of the main
development issues that will arise in Kells for the years ahead and to stimulate debate
between the Planning Authority, key stakeholders, landowners and the general public
around these issues and to indicate the likely direction of policies / objectives to be
included in the new Kells Development Plan. It is not an exhaustive list and there may
be other topics or views on topics, which will be of relevance that may arise in the
Kells Development Plan drafting process following the placing of this consultation
document on public display. The rationale behind this consultation document is to
ensure that all of the relevant issues pertaining to the development of Kells are
identified so that they can be addressed appropriately in the preparation of the Kells
Development Plan review.

Meath County Council/Kells Town Council commenced the preparatory process for
the review of the Kells Development Plan with the publication of advertisements in
the Meath Chronicle, dated October 1 2005. This advertisement notified the intention
of Meath County Council/Kells Town Council to commence the preparation of the
review of the existing Kells Development Plan and that a consultation document
“Preparation of a new Kells Development Plan — Strategic Issues Papers” would be
available for public inspection from Monday 10", October 2005. The advertisement
also invited written submissions or observations from any interested parties or
members of the public and that the closing date for receipt of pre draft submissions /
observations was 5pm Monday 12" December 2005. All written submissions /
observations received by the closing date will be taken into consideration in the
preparation of a new Kells Development Plan. Submissions/observations should be
accompanied by a map, where appropriate. The Planning Authority would welcome
submissions in a digital format, ideally in a PDF format. The Planning Authority
would appreciate two hard (paper) copies of all submissions.



Any submissions / observations with respect to the review of the Kells Development
Plan should be made in writing to

Mr. Larry Whelan,
Senior Executive Officer,
Planning Department,
Meath County Council,
County Hall,

Navan,

Co. Meath

or
by e-mail to Iwhelan@meathcoco.ie

All submissions should state your name, address and, where applicable, relevant
organisation.



Role of the Planning Service and the Development Plan

The role of a high quality planning service is a vital and central function of any Local
Authority. It acts both as a guide to the requirements and policies of the Planning
Authority for those interested in pursuing development as well as informing the
general public as to how these development proposals are likely to be assessed.

The structure of this service is guided by planning legislation and contains two
primary components (1) the Development Plan which sets general policies and
development standards, and (2) Development Control which is the process whereby
individual applications are assessed against the policies of the Development Plan.

The Development Plan plays a vital role in development promotion and regulation,
and must therefore have a clear vision, now and into the future.

Under the Planning and Development Act 2000-2004 each Planning Authority is
obliged to make a Development Plan every six years. Development Plans comprise of
a written statement and attendant maps that give a graphic representation of the
objectives contained in the Plan.

Each Development Plan must includes objectives for:

e Land use zoning of areas for residential, commercial, industrial, education,
recreational, community facilities, agricultural uses;

e Provision of infrastructure — transport including the promotion of public transport
and road / rail development, energy, communications facilities, water supplies,
waste recovery, disposal facilities, waste water services, etc. ;

Conservation and protection of the environment;

e Protection of structures and preservation of the character of Conservation
Protection Areas;

e The integration of social, community and cultural requirements with planning and
sustainable development of the area;

e The preservation of the character of the landscape including preservation of views

and prospects and the amenities of places and features of natural beauty or

interest;

The renewal and development of areas in need of regeneration;

Provision of traveller accommodation;

Preserving, improving and extending amenities and recreational amenities;

Major Accidents Directive (siting of new establishments, modifications of existing

establishments, development in the vicinity of establishments);

e Provision of community services, including schools, creches, childcare facilities
and other educational facilities;

e Protection of the linguistic and cultural heritage of Gaeltacht areas.



Role of National and Regional Guidelines

The review of the Kells Development Plan is not a task performed in isolation. From
the outset, it must be stated that the process to review the existing Kells Development
Plan is guided by the Irish planning code, as outlined in current legislation and
important national and regional guidelines and strategies. Such guidelines and
strategies include the National Spatial Strategy (NSS) and the Regional Planning
Guidelines for the Greater Dublin Area 2004-2016 (RPGS).

The aim of the NSS is to improve the quality of life of all citizens, bringing jobs closer
to where people live, improving our environment and building a strong sustainable
economic future for ourselves and our children. The strategy sets out a 20 year
planning framework designed to achieve a better balance of social, economic and
physical development and population growth in Ireland. The NSS provides guidance
for future development by identifying a hierarchy of settlements to accommodate
future growth, in order to achieve balanced regional development.

To give effect to the NSS, the RPGs have been published. The RPGs is a regional
strategy charting a course for the physical, economic and social development of the
Greater Dublin Region (Dublin, Meath, Kildare and Wicklow). The Guidelines
identify Kells as a Moderate Growth Town within the primary dynamic cluster of
Navan, Trim and Kells. Moderate Growth Towns form the second tier of the countys
settlement strategy with the top tier consisting of Navan (and Drogheda). The
population range of moderate growth towns is between 5,000-15,000 people, as
outlined in the Regional Planning Guidelines.

The Key objectives of the RPGs with regard to urban centres such as Kells are to
ensure the following:

e Development of selected large and moderate growth centres to be self-sustaining
in terms of employment provision, satisfying housing demand and ensuring the
delivery of a high level quality of life for the communities residents.

e Development and growth of each of the selected urban centres to the maximum
extent possible, so that they function as the focal points for the development of
their rural catchments.

e Clear definition of the boundaries of urban centres to ensure a clear division
between rural and urban areas.

e The promotion of high quality urban design that balances the achievement of
densities with the provision of high quality services, the management of public
safety and the provision of high quality access and permeable networks.

e To create towns, as self-sufficient as possible, with only limited commuting to the
Metropolitan Area.

The development strategy to be pursued in the new Kells Development Plan will
strive to realise the above objectives.



What do we need to do to promote waste reduction in Kells?

How can we ensure that the Plan area is adequately served in terms of up to date
telecommunications infrastructure and energy production?
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Transportation

In conjunction with the provision of infrastructure such as water and wastewater, the
provision and safeguarding of transportation infrastructure is also critical to the
development of Kells as a sustainable community.

With regard to public transport, since the current Kells Development Plan was
adopted in 2001, there have been improvements in the bus service in the town, with
regular services to Navan, Dublin and Cavan. The absence of a bus station/terminal in
the town centre is a recognised failing in the town bus service. A marked
improvement in the road network within and in the vicinity of the town is set for in
the coming years, with the construction of the M3 motorway, providing a bypass of
Kells. In addition, a new road network is proposed as part of the Kells Backlands
Local Area Plan, which will see a new road being constructed from the N3 (opposite
existing golf club entrance) to both the Cookstown/Gardenrath Road and to Bective
Street. The construction of both the bypass and Local Area Plan roads will result in a
reduction in traffic in the existing town centre, leading to a much-improved urban
environment. It is accepted that the inadequacy of public car-parking facilities a
significant issue affecting Kells and that paid parking has been introduced to the town
since the existing Development Plan was adopted. The inclusion of additional car-
parking centre extension is a key tenet of the proposed Backlands LAP.

The core transportation objectives to be pursued in the new Development Plan will

be:

e To create a compact and self sustaining urban centre so that the need for transport,
and reliance on the private car in particular, is minimised;

e To improve the pedestrian and cyclist domain thereby encouraging more
sustainable modal choices.

e To improve public transport facilities in the town
To improve the road network

e To promote the location of quality employment and residential developments in
proximity to each other in order to reduce the demand for travel and dependence
on private car transport;

e To promote higher residential development densities in close proximity to the
town centre and public transport corridors as facilitated by the DoEHLG
Residential Density Guidelines for Planning Authorities, so as to support viable
public transport services;

What are the main Transportation issues you should be thinking about?

Can we provide better co-ordination and integration between land uses and transport
facilities?

How can a transport strategy for Kells promote the use of public transport and non-
motorised modes of transport such as walking and cycling?

How can a transport strategy reduce the need to travel by private car?
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What type of pedestrian and cycle linkages would maximise the potential to walk or
cycle within and between the Plan area? How should cycle and walkways be
integrated into housing developments?

What are the main factors that a parking strategy for the Plan area should address with
regard to parking facilities for residential, retail and commercial development as well

as bicycle parking?

How can the bus service in the town be improved?
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Built and Natural Heritage

The built environment refers to all features built by man in the environment including
archaeological sites, buildings and structures such as bridges whilst the natural
environment refers to the variety of life experienced, yielding a multitude of benefits
such as fertile soils, food and clean water (biodiversity), designated sites of national
and international importance, protected species (flora and fauna), geological heritage,
forestry and water resources.

Kells is a recognised and valued historic settlement with a rich past stretching back to
medieval and historic times. As a result of its significant history Kells has numerous
protected structures (St. Colmcilles House, Presbyterian Church etc) and
archaeological sites (i.e. line of the old town wall, the Columban Monastery).
Furthermore, part of the town is identified as an Architectural Conservation Area
(ACA). An ACA is a place, area, group of structures or townscape, which is of special
architectural, historical, archaeological, artistic, cultural, scientific, social or technical
interest.  The natural heritage of Kells is also significant with features such as the
River Blackwater (candidate Special Area of Conservation) and historic trees and
hedgerows. The built and natural heritage of Kells is one of its most significant assets
and, therefore, any further development in the town should respect this. It must be
recognised that the natural and built heritage of the town is a considerable tourist
attraction as well as being of significant environmental, recreational, social and
cultural importance. An important issue to be addressed in the Kells Development
Plan is how to protect our natural and built heritage while recognising the need for
continued development.

Presbian Church on Bective Street

High quality architecture and urban design are key to ensure that any new
development does not detract from the existing town. New development should be
responsive to local character and respect the visual context of a particular area rather
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than being alien to its setting. Successful developments can be achieved by careful
integration with the receiving landscape or built environment using the right
materials, forms and landscape elements for the locality relating to the existing built
fabric and settlement structure. The new Plan will include policies and objectives to
ensure that new development is integrated successfully with the built and natural
assets of the town, such as:

e To preserve/enhance protected structures and their setting, and also archaeological
sites

e For development proposals on sensitive sites, planning applications will be
required to include a ‘written design statement’ setting out the design principles
adopted as well as illustrative material in both plan and elevation. The design
statement is intended to assist officials, adjoining property owners and members
of the public to get a better understanding of the approach to the design and to
provide evidence of the level of design appreciation behind the application.

e To protect views such as church spires, round tower and other significant
landmarks.

e To encourage the reuse of older building stock.

e To ensure that new development respects the integrity of the identified
Architectural Conservation Area.

e Developments have appropriate heights and designs.

Round Tower
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What are the main Built & Natural Heritage issues you should be thinking about?

What conservation principles should be set out in the Kells Plan in order to retain the
historic and natural character of the area and the material elements that cumulatively
express the special character of the area? What key views and landmark buildings
should be respected by new developments?

How should the setting, visual context, curtilage and views of an archaeological
monument or a protected structure be protected?

How should we respond to development pressures on our natural and built heritage?

How can we provide for greater access to and enjoyment of our natural heritage? How
can we promote the development of walking routes and way marked trails?

How can the Kells Plan contribute to the protection and appreciation of Protected
Structures and archaeological sites?

How can we achieve a balance between development pressures and the conservation
of Protected Structures, archaeological sites and natural heritage?

How can the Kells Plan facilitate and encourage good design?

How should new development, both commercial and residential, relate to the existing
built and natural environment?

The Plan will require that all proposals for a housing development, commercial
development or infill site include a ‘Design Statement’ to illustrate how a proposed
development relates to the established settlement node and the surrounding
environment. What issues should a ‘Design Statement’ address?
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Amenities and Recreation

In recent years Kells has seen an increase in demand for leisure pursuits due to a
significant increase in the level of the towns population (24.8% increase in population
between 1996 and 2002). The residents of Kells enjoy a variety of natural and
manmade attractions both within and adjacent to the town. These include the
recreational lands at Lloyd, the Sli na Slainte walking network, Headfort Golf Course,
Kells Pitch and Putt Club, Kells GAA pitch the Blackwater River and also the high
quality character of Kells Heritage town itself. An important function of the new
Kells Development Plan will be to further enhance open space, amenity and
recreational areas within the town, particularly in close proximity to the town centre
and residential areas. It is recognised that the provision of amenity and recreation
spaces are of primary importance to the future development of a town.

The current Kells Development Plan includes 3 primary objectives relating to the
provision of amenities. These include:

Objective KS2 is to provide for a town park, with an area of 2.3ha (5.7 acres) to the
rear of the Catholic Church.

Objective KS5 is a large area of land to the rear of Bective St., Suffolk St. and Canon
St.. This area is currently zoned F1; ‘to provide for and improve open spaces for
active and passive recreational amenities’.

Objective KS7 is to ‘promote the retention of the railway corridor (adjacent to
Cookstown road) and adjoining community facilities zoned land for recreational
activities and alternative modes of transport within Kells, i.e., cycling and walking. It
is an objective of the plan to provide pedestrian and vehicle accessways, to link the
recreational areas of the town centre.’

It is envisaged that both objectives KS2 and KS7 will be realised as part of the Kells
Backland Local Area Plan. The Local Authorities have prepared a flood study relating
to the realisation of the KS2 and KS7 objectives. The manner in which the provision
of a town park should be delivered and the correct location of same is being
considered as part of the Backlands LAP preparation.

What are the main Amenity & Recreational issues you should be thinking about?

What are the existing perceived deficiencies in amenity/recreational facilities in
Kells?

How do existing amenity areas in the plan area function at present and what measures
could be undertaken to enhance the recreational value of such areas?

Although the town core has a number of recognised streets of importance, there are
currently no identifiable spaces functioning as a town square/civic plaza. Is there a

need for such space and where should they be located?

Is there sufficient amenity/recreational land identified in the current plan to serve the
future needs of Kells? Where in the plan area would you identify as the most suitable
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locations for additional public open space provision on the basis that public open
space should ideally be within easy walking distance of new residential areas as per
the concept of the “Walkable Neighbourhood’?

Should a network of ‘Greenways’ be provided to interconnect the existing town with
newly developing areas?

Are there sufficient activities and hobby/leisure opportunities for the youth and
elderly in Kells?

What type of open spaces should be provided in the Plan area. For instance, playing
pitches are an example of formal open space for active recreation, whilst a village

green would be an informal public space?

How may the design of open space areas render spaces that are safe, accessible, and
useable with good linkage and supervision?
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Tourism

Tourism is a major service industry that can bring significant economic and social
benefits to the town. The town has a high number of visitor attractions such as the
recently developed Heritage Centre in the restored courthouse, the Columban
Monastery, St. Colmcilles House, the Tower of Lloyd, the Sli na Slainte network
which extends from The Heritage Centre to the Tower of Lloyd, Headford Golf
Course, the Blackwater River and also the high quality character of Kells Heritage
town itself, to name but a few. However, a report by Meath Tourism highlights that
visitor numbers to the county remains relatively low. Therefore, the unique tourist
assets of the town need to be harnessed so that the number of visitors increases. This
is a major challenge facing the town and the new Development Plan i.e. new
development, such as residential and commercial, must be balanced with the need to
protect the towns natural and built heritage. A failure to achieve this will have a direct
negative effect on tourism.

Headfort Place and John Street in Kells with Church Spire in Background

What are the main Tourism issues you should be thinking about?

How can a balance be struck between development of tourist facilities and protection
of the environment and sensitive landscapes?

How can new development, such as residential and commercial, be balanced with the
need to protect the towns natural and built heritage?

Can the Development Plan provide facilities that are useful to both tourists and
residents alike? What improvements are required to signage to allow ease of access to

the main tourist attractions in the Kells?

What provisions need to be introduced to improve parking facilities adjacent to the
existing tourist attractions?
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Community Facilities

The quality of life in a community does not only depend on the provision of housing,
employment and infrastructure support but also access to social, community and
cultural facilities that are fundamental to social cohesion, promoting a sense of
community. There is a clear relationship between the places in which both people and
businesses choose to settle and the location and availability of social, community and
cultural infrastructure. Education (National and Second Level Schools), childcare
facilities, libraries, playing pitches, play grounds and local and community services
(post offices, banking facilities, youth clubs, community centres, etc.) help to
maintain and nurture a sense of community. An aim of the new Kells Development
Plan is to reserve sufficient lands within the study area to meet likely future demands
for community facilities including education, health care etc..

What are the main Community Facilities issues you should be thinking about?

What range and type of community facilities would be necessary to support existing
and new communities?

What locations in the Plan area would be most appropriate for each type of
community facility?

What functional type of buildings would facilitate joint usage with community groups
at off peak hours?

Should a wider use of school buildings and school grounds for community purposes
be encouraged?

What policies to support childcare provision should be included in the Plan?

Should we require new businesses and employment-intensive developments to
provide childcare facilities to serve the needs of employees?

How best can childcare facilities be provided for in residential areas?
What types of non-commercial community facilities (such as Community and

Recreation Centres, meeting rooms, all-weather play areas) should be provided as
standard at local and neighbourhood level?

19



Strategic Environmental Assessment

Directive 2001 / 42 / EC of the European Parliament and Council was adopted on 27
June 2001. This Directive provides for the Assessment of the Effects of Certain Plans
and Programmes on the Environment, and is commonly known as the ‘SEA
Directive’. The SEA Directive has been transposed into Irish law by the EC
(Environment Assessment of Certain Plans and Programmes) Regulations 2004 & the
Planning & Development (Strategic Environmental Assessment) Regulations 2004. It
is mandatory for Strategic Environmental Assessment to be carried out as part of the
preparation of a Development Plan.

What is Strategic Environmental Assessment?

Strategic Environmental Assessment (SEA) is the formal, systematic evaluation of the
likely significant environmental effects of implementing the development plan before
a decision is made to adopt the plan or programme. SEA is based on decision making
at a strategic level.

There are a number of steps involved in this process:

e Preparation of an environmental report where the likely significant environmental
effects are identified and evaluated;

e Consultation with the public and environmental authorities (Environmental
Protection Agency, Department of Environment, Heritage and Local Government
and Department of Marine, Communications and Natural Resources);

e Incorporation of the findings of the report and the outcome of the consultations in
deciding whether to adopt or modify the Draft Development Plan;

e Publication of the decision on the adoption of the plan and outline how SEA
influenced the outcome.

The environmental report is the kernel of the SEA process. The environmental report
will contain the likely significant effects on the environment of implementing the plan
which must be identified, described and evaluated in the report. In determining the
effects on the environment the following will be considered:

Biodiversity Water
Population Air

Human health Climate factors
Fauna Material assets
Flora Cultural heritage
Soil Landscape

The interaction between all of the above will also be taken account of.

The preparation of the draft development plan and environmental report will occur in
tandem and there will be integration between the two so that the draft plan is informed
by environmental considerations from the beginning.

The undertaking of SEA has a number of benefits. By undertaking SEA, it is intended

to provide the framework for influencing decision-making at an earlier stage when
plans and programmes, that bring about individual projects, are being developed.
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This should lead to more sustainable development through the orderly appraisal of
policy options. Additionally, SEA will play an essential role in addressing the
cumulative impacts. SEA will therefore improve the quality of the plan making
process by facilitating the identification and appraisal of alternative plan strategies,
raising awareness of the environmental impacts of plans and encouraging the
inclusion of measurable targets and indicators facilitating effective monitoring of
implementation of the plan, and thus make a positive contribution to subsequent

reviews.
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