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| Updated Statament of Consistency

1. Overview

This revised Statement of Consistency has been prepared by McCutcheon
Halley Chartered Planning Consultants, on behalf of Marina Quarter Ltd. to
accompany a response to a request for further information (RFl) seeking
additional information in relation to Blocks D, E, F and G:

“The Board noted Blocks D, E, F and G in the proposed development are
described as being 3 storey duplex apartments. The Board may be
minded to consider these units as 3 bed houses. You are required to
provide further information on this aspect of the proposed development,
by reference to policies and objectives within the Meath County
Development Plan 2021-2027, the 'Sustainable Residential Development
and Compact Settlements - Guidelines for Planning Authorities’ issued by
the Department of Housing, Planning and Local Government in 2024,
and any other relevant matter which you consider may assist the Board
in enabling it to determine this appeal.”

In response to the Board's request, two House Type options have been
prepared i.e. House Type G and House Type X. Both are 3-bed house type
options and are detailed in the drawings and Housing Quality Assessment by
Jjohn Fleming Architects.

Both options comprise the same number and size of units submitted in the
initial planning application (i.e. 24 no. 3-bed units) and are consistent with the
layout, height, scale and form of the scheme submitted to Meath County
Council under 23/60290 (and appealed to the Board under ABP-320049-24).
The main difference in both options is the inclusion of private amenity space
(i.e. private gardens) in lieu of the communal amenity previously proposed.

In accordance with the Board's RFl, this updated and abridged version of the
Statement of Consistency focuses on compliance with the policies and
objectives of the Meath County Development Plan 2021-2027 and the
'Sustainable Residential Development and Compact Settlements - Guidelines
for Planning Authorities' issued by the Department of Housing, Planning and
Local Government in 2024,
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Reference

Relevant Policy / Principle / Guideline

back land, brownfield and infill
development; and

» Deliver sequential and
sustainable urban extension at
locations that are closest to the
urban core and are integrated
into, or can be integrated into,
the existing built-up area of the
settlement.
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Statement of Consistency

House Type G

The LRD will deliver sequential and
sustainable urban extension in
Dunboyne North and is well
integrated and connected to the
surrounding area.

House Type X

The LRD will deliver sequential
and sustainable urban extension
in Dunboyne North and is well
integrated and connected to the
surrounding area.

The town centre comprises the town centre
and the surrounding streets, while urban
neighbourhoods consist of the early phases of
residential development around the centre
that have evolved over time to include a
greater range of land uses. Itis a policy and
objective of these Guidelines that residential
densities in the range 40-150 dph (net) shall
generally be applied in the centres. Larger
sites (e.g. strategic brownfield or infill sites)
may be capable of defining their own density
based on considerations of proximity to the
centre, relationship with surrounding built
form and accessibility.

v The proposed density of 51.5 dph
remains unchanged is compliant
with this objective.

v The proposed density of 51.5 dph
remains unchanged is compliant with
this objective.

Key Town / Large Town - Suburban/Urban
Extension

Suburban areas are the low-density car-
orientated residential areas constructed at the
edge of the town, while urban extension
refers to 8r€€nfield lands at the edge of the

v The density of 51.5 dph remains
unchanged and is compliant with
this objective for the subject site
which is adjacent to the M3 Parkway

.

v The density of 51.5 dph remains
unchanged and is compliant with this
objective for the subject site which is
adjacent to the M3 Parkway.
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Statement of Consistency

Reference Relevant Policy / Principle / Guideline

House Type G House Type X

Reference to ‘planned public transport’ in
these Guidelines refers to transport
infrastructure and services that are identified
in a Metropolitan Area Transport Strategy for
the five cities and where a public authority
(e.g. National Transport Authority, Transport
Infrastructure Ireland, CIE or Dublin Bus) has
published the preferred route option and stop
locations for the planned public transport.

The evaluation of impact on local character v Great care has been taken to respect v Great care has been taken to respect
should focus on the defining characterises of the local character of the area while the local character of the area while
an area, including for example, the prevailing presenting it in a contemporary presenting it in a contemporary
scale and mass of buildings, urban grain and manner, unique to the proposed manner, unique to the proposed
architectural language, any particular scheme. scheme.

sensitivities and the capacity of the area for
change. While it is not necessary to replicate
the scale and mass of existing buildings, as
most urban areas have significant capacity to
accommodate change, it will be necessary to
respond in a positive and proportionate to the
receiving context through high quality and site
responsive design.

It will be necessary to consider the impact of a | Great care has been taken to minimise v Great care has been taken to

proposed development on the amenities of the impact of the proposed minimise the impact of the proposed

residential properties that are in close development on the amenities of development on the amenities of

proximity to a development site. residential properties that are in close residential properties that are in
proximity to a development site and close proximity to a development site

The key considerations should include privacy,

daylight and sunlight, and microclimate. These House Type G will not have an adverse and House Type X will not have an

imPdct on the amenities of residential adverse imP3act on the amenities of
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Statement of Consistency

Reference Relevant Policy / Principle / Guideline
House Type G : House Type X

generally include information on natural
heritage features and ecology and on the
physical and socio-economic characterises of
the area. In the case of a planning application,
the statutory development plan and
associated studies, strategies and
environmental reports (including SEA and
Appropriate Assessment) will provide a high-
level context. However, it will usually be
necessary to undertake more detailed surveys
and assessments to get a full understanding
of the site.

This information will support an analysis of
options and inform decisions in relation to
how the features of the area should shape
future development and how new
development will integrate within its context.

A masterplan that is derived from a process of |v" The proposed layout remains v' The proposed layout remains

analysis and a vision and strategy for an area unchanged and integrates with the unchanged and integrates with the

will add greater certainty to the development surrounding context and the surrounding context and the

process and serve to reassure both submitted plans and particulars submitted plans and particulars

communities and developers of the future demonstrate how it is consistent demonstrate how it is consistent with

physical form of development as part of a plan with the Dunboyne North the Dunboyne North Masterplan

led process. Masterplan which has been which has been prepared for the
prepared for the area. area.

The masterplan should address the design of
development, including block layout and the
street network, the provision of services,
conservation and enhancement of natural
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Reference

Relevant Policy / Principle / Guideline

through open spaces) that creates a
permeable and legible urban environment,
optimises movement for sustainable modes
(walking, cycling and public transport) and is
easy to navigate.
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Statement of Consistency

House Type G

is in close proximity of existing rail
station. The layout of the proposed
development provides a good
pedestrian and cycle environment
internal to the development and
good links to public transport and
footpaths in the environs and this
remains unchanged with the
inclusion of House Type G.

is in close proximity of existing rail

House Type X

station. The layout of the proposed
development provides a good
pedestrian and cycle environment
internal to the development and
good links to public transport and
footpaths in the environs and this
remains unchanged with the
inclusion of House Type X.

New developments should connect to the
wider urban street and transport networks
and improve connections between
communities and to public transport, local
services and local amenities such as shops,
parks and schools, where possible.

Yes -The layout of the proposed
development provides a good
pedestrian and cycle environment
internal to the development and
good links to public transport and
footpaths in the environs and this
remains unchanged with the
inclusion of House Type G.

Yes -The layout of the proposed
development provides a good
pedestrian and cycle environment
internal to the development and
good links to public transport and
footpaths in the environs and this
remains unchanged with the
inclusion of House Type X.

Active travel should be prioritised through
design measures that seek to calm traffic and
create street networks that feel safe and
comfortable for pedestrians and cyclists.

Yes -The layout of the development
encourages active travel through the
provision of a good pedestrian and
cycle environment internal to the
development with good links to
public transport and footpaths in
the environs. This remains
unchanged with the inclusion of
House TYP€ G

Yes -The layout of the development
encourages active travel through the
provision of a good pedestrian and
cycle environment internal to the
development with good links to
public transport and footpaths in the
environs. This remains unchanged
with the inclusion of House Type X.

The quantum of car parking in new
developments should be minimised in order
to manage travel demand and to ensure that

The quantum of car parking in the
LRD has been minimised to manage
travel demand. A total of 331 no. car

v

The quantum of car parking in the

LRD has been minimised to manage
travel demand. A total of 331 no. car
Parking sPaCes have was provided in
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Reference

Relevant Policy / Principle / Guideline

natural features, biodiversity and landscapes
and ensure that urban development
maintains an appropriate separation and
setback from important natural assets.
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Statement of Consistency

House Type G

Yes - Great care has been taken in
order to retain as much existing
natural features as possible in order
to preserve the natural biodiversity
and landscape features of the site.

House Type X

Yes - Great care has been taken In
order to retain as much existing
natural features as possible in order
to preserve the natural biodiversity
and landscape features of the site.

Plan for an integrated network of
multifunctional and interlinked urban green
spaces.

Yes - The revised layout ensures an
appropriate balance between private
and public open space. The revised
scheme provides private amenity
space (i.e. private gardens) in lieu of
communal open space, which is no
longer required for houses.

Yes - The revised layout ensures an
appropriate balance between private
and public open space. The revised
scheme provides private amenity
space (i.e. private gardens) in lieu of
communal open space, which is no
longer required for houses.

Promote urban greening and Nature-Based
Solutions (including Sustainable Drainage
Systems and slow-the-flow initiatives) for the
management of urban drainage in all new
developments and retrofitting in existing
areas to ensure that the benefits of ecosystem
services are realised.

Yes - the layout incorporates urban
greening and Nature-Based
Solutions. Please refer to
Engineering Design Report by Paul
McGrail Consulting Engineer and
Atkins.

Yes - the layout incorporates urban
greening and Nature-Based
Solutions. Please refer to Engineering
Design Report by Paul McGrail
Consulting Engineer and Atkins.

Local parks, squares or plazas (referred to as
Class 2 Open Space) generally provided as
part of individual development proposals and
offered for taking in charge by the local
authority following the completion of the
development. The form, size and distribution
of such spaces should be plan-led and
distribution of such spaces should be plan-led.

16% open space, a parkland area
and public plaza have been
incorporated into the development.
Please refer to the landscape plan by
lisa Rutgers Landscape Architect.
While there is a change from
communal open space to private
gardens on part of the site, there is
no material change to the overall
Public 0P€n sP3ace Provision.

16% open space, a parkland area and
public plaza have been incorporated
into the development. Please refer to
the landscape plan by llsa Rutgers
Landscape Architect. While there is a
change from communal open space
to private gardens on part of the site,
there is no material change to the
overall public open space provision.
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Reference

and create opportunities for new linkages

Relevant Policy / Principle / Guideline

where possible.
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Statement of Consistency

House Type G

North and includes a number of new
linkages from the M3 Parkway to the
town of Dunboyne.

House Type X

new urban structure in Dunboyne
North and includes a number of new
linkages from the M3 Parkway to the
town of Dunboyne.

Buildings should generally present well-
defined edges to streets and public spaces to
ensure that the public realm is well-
overlooked with active frontages.

v The proposed development

(including House Type G)
incorporates a well-defined urban
edge along the north and west of the
proposed development. All public
realm areas are well overlooked by
the surrounding units. The revised
Type G units provide appropriate
boundaries to

v The proposed development
(including House Type X)
incorporates a well-defined urban
edge along the north and west of the
proposed development. All public
realm areas are well overlooked by
the surrounding units. The revised
Type X units provide appropriate
boundaries to

New development should embrace good
modern architecture and urban design that is
innovative and varied, and respects and
enhances local distinctiveness and heritage.

The proposed development
(including House Type G) is of good
modern architecture and urban
design that is innovative and varied,
and respects and enhances local
distinctiveness and heritage.

v The proposed development
(including House Type X) is of good
modern architecture and urban
design that is innovative and varied,
and respects and enhances local
distinctiveness and heritage.

Materials and finishes should be of high
quality, respond to the local palette of
materials and finishes and be highly durable.

The proposed materials and finishes
respect the local area and of a high
quality and durable finish. Please
refer to the Design Statement and
elevation drawings by John Fleming
Architects which provides details on
the materials and finishes proposed,
including House Type G.

v The proposed materials and finishes
respect the local area and of a high
quality and durable finish. Please
refer to the Design Statement and
elevation drawings by John Fleming
Architects which provides details on
the materials and finishes proposed,
including House Type X.

Chapter 5

SPPR 1 - Separation Distances

Separation distances of at least 16m
are ProPO9Sed between units as Per

v Separation distances of at least 16m
are proposed between units as per
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Statement of Consistency

Reference Relevant Policy / Principle / Guideline

House Type G House Type X

Bord Pleanéala that residents will enjoy a high
standard of amenity and that the proposed
development will not have a significant
negative impact on the amenity of occupiers
of existing residential properties.

SPPR 2 - Minimum Private Open Space v The proposed development is v The proposed development is
Standards for Houses complaint with current guidelines. complaint with current guidelines.

It is a specific planning policy requirement of

ich i = v House Type X which is a 3-bed house
these Guidelines that proposals for new B e e =t o

. it : has >40sq metres private amenity has >40sq metres private amenity
”mmwmmmtﬂ%nwmwm%%amuu%%_:m e space. Please refer to the Housing space. Please refer to the Housing
Quality Assessment by John Fleming Quality Assessment by john Fleming
1 bed house 20 sq. metre min Architects which outlines the Architects which outlines the
developments compliance. developments compliance.

2 bed house 30 sq. metre min
3 bed house 40 sq. metre min
4 bed <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>