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Bluett & O'Donoghue Architects
1 Chancery Street
Dublin 7

Date: 11 February 2026

Re: Proposed construction of 67 no. housing units
on a site at Tyrells Land, situated along Stradbally Road, Portlaoise, Co Laois

Dear Sir / Madam,

An CoimisiOn Pleanala has received your recent submission in relation to the above mentioned proposed
development and will take it into consideration in its determination of the matter,

Please note that the proposed development shall not be carried out unless the Commission has approved
it with or without modifications.

If you have any queries in relation to the matter please contact the undersigned officer of the Commission
at laps(a}pleanala.ie

Please quote the above mentioned An CoimisiOn Pleanala reference number in any correspondence or
telephone contact with the Commission.

Yours faithfully,

C' - //
((J b: k .b\a

I Eimear Reilly /7
Executive Officer v
Direct Line: 01-8737184
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Attachments: L2- An Coimisiún Pleanála Final.pdf; Judith Hill Preliminary Heritage Assessment 
Report Feb 2021 IMAGES.pdf; Judith Hill Preliminary Heritage Assessment 
Report Feb 2021 TEXT.pdf

From: Emma Curran <emma.curran@boda.ie>  
Sent: Monday, February 9, 2026 2:30 PM 
To: LAPS <laps@pleanala.ie> 
Cc: Mary Tyrrell <maryt@fptco.ie>; Chris Fingleton <chris.fingleton@gmail.com> 
Subject: ACP-323606-25 Tyrrell's Land, Stradbally Road, Portlaoise, Co. Laois Section 177AE 

To whom this may concern, 

Please find aƩached submission in relaƟon to the above development to include the following: 
- L2 - An Coimisiún Pleanála
- Judith Hill Heritage Assessment Report 2021– Text
- Judith Hill Heritage Assessment Report 2021- Images

Please acknowledge receipt of this email and all aƩachments once received. 

Kind regards, 
Emma 

You don't often get email from emma.curran@boda.ie. Learn why this is important 

Caution: This is an External Email and may have malicious content. Please take care when 
clicking links or opening attachments. When in doubt, contact the ICT Helpdesk. 
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Peter Bluett Cormac O’Sullivan James O’Donoghue Danyal Ibrahim Aidan Murphy 

 
Prodomo Ltd   T/a BLUETT & O’DONOGHUE 

Reg’ Address      One Chancery Street, Dublin 7 Ireland   CRO No. 284657 
  
 

BLUETT & O’DONOGHUE 
 

PROJECT MANAGEMENT       ARCHITECTURE       ENGINEERING       BUILT HERITAGE      PLANNING      FORENSICS 
 Our Ref: C25-003 L2 - An Coimisiún Pleanála 

Reply to: 2 John St., Kilkenny, mail@boda.ie 
Date:  9th February 2026 
 
 
An Coimisiún Pleanála/The Commission,   
64 Marlborough Street,  
Dublin 1 
 
By email to An Coimisiún Pleanála/The Commission, 
 
Attention:  The Planning Section   
 
Re:          Tyrrell's Land, Stradbally Road, Portlaoise, Co. Laois Section 177AE 
Re:             Case reference: ACP-323606-25 
Client:        Christopher Fingleton and Mary Tyrrell, Portrane House, Stradbally Road, Portlaoise. 
 
 
Re: The construction of 67 no. housing units consisting of : 6 no. 1 bed 2-person, 5 no. 2 bed 3 person, 17 
no 2 bed 4 person, 35 no. 3 bed 5 person, 4 no 4 bed 7 person on a site of 2.0ha at Tyrrells Land, situated 
along Stradbally Road, Portlaoise, Co. Laois. The site is within the Curtilage of a Protected Structure, RPS 
925, Portrain House, Stradbally Road, Portlaoise. The development will also include the provision of public 
open space, public walk-way along east boundary, flood defence infrastructure, public lighting, upgraded 
vehicular access along the Stradbally Road, 116 no. car parking spaces including both in-curtilage and on 
street parking, (includes required accessible parking space and EV charging spaces), cycle parking, 
boundary treatments, ESB Substation, laying of underground sewers, watermains and pipes, attenuation, 
the importation of soil and stone as by product for engineering and landscaping purposes within the 
development and all associated ancillary works including site development works, and hard and soft 
landscaping. 
y 

 
 
Dear Sir/Madam, 
 
 
We, BLUETT & O’DONOGHUE thank you on behalf of Christopher Fingleton and Mary Tyrrell of 
Portrane House, Portlaoise, Co. Laois for your letter dated 21 January 2026 inviting us to make 
a submission in relation to Laois County Council’s response document.  
 
We have been appointed to prepare this submission in response to the proposed development at 
Tyrrell's Land, Stradbally Road, Portlaoise, Co. Laois. Our clients are the owners of Portrane 
House, a protected structure (RPS 925), situated on adjoining lands to the west of the site.  
 
 
Our client has no objection in principle to the proposed development and welcomes the 
development of housing on the site.  
 
 We have reviewed Laois County Council’s response document.  Our initial  submission to Laois 
County Council on the Part VIII application and reiterated again in our submission to An Coimisiún 
Pleanála on the Council’s resubmission under Section 177AE have not been adequately 
considered by Laois CoCo.    
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We comment on Laois County Council’s response to our submission as follows with 
extracts from their submission in italics; 
 
Item 1  
 
“The development respects the curtilage as defined in the Judith Hill baseline heritage 
report.”  
Laois County Council’s Response Document, Section 5.1  
 
We find this comment surprising as the Judith Hill report does not state this. The Judith Hill Report 
was written in 2021 in advance of the current scheme being developed. Therefore, it should have 
been considered as part of the scheme.  
 
Please see extract below of the Judith Hill report that outlines the purpose of her report: 
 

 
Judith Hill Preliminary Heritage Assessment Report 2021, pg. 4 
 
The curtilage of Portrane is defined in paragraph 7.2 of the Judith Hill report: 
 
"It is considered that the curtilage of Portrane House is the area immediately around the house - 
outbuildings, gardens, entrance and tennis court".   
 
Judith Hill states in paragraph 8: 
 
 “it is recommended that the following be considered: (map 14) a generous buffer zone between 
the boundary of Portrane House and the proposed housing"  
 
Map 14 in Appendix A3 clearly shows this buffer well outside the tennis court and extending south 
towards the esker. The current housing plan shows houses on the tennis court. On this basis it 
cannot be stated that “the development respects the curtilage as defined in the Judith Hill baseline 
heritage report.”  
 
Our report of 20/10/2025 provides an exemplar sketch of an alternative layout that provides for a 
buffer zone as recommended by Judith Hill. We request that Laois County Council fully consider 
the Judith Hill Heritage report and take due consideration of the importance of the site and its 
context. Specifically, we re-iterate her recommendations and include an extract in Appendix A1. 
 
The Judith Hill report contained recommendations which should have been considered as part of 
the development of the current scheme. (Please see also Appendix A1 setting out specific 
recommendations to be used in assessing the suitability of a scheme as it is designed). 
 
It is not clear if Laois County Council’s response document in relation to conservation matters 
was authored by a conservation architect as the document was not signed. The statement on 
whether or not the current plan respects the curtilage of the protected structure should be based 
on a review of the site and Judith Hill report by a suitably qualified person.     
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Item 2  
 
 
“The proposed units adjacent to Portrane House do not obscure principal elevations.” 
 
Laois County Council’s Response Document, Section 5.1  
 
This statement is also evidently inaccurate as we have demonstrated previously. The scheme 
has a full line of 2 storey houses with their rear gardens facing the principal elevation of 
Portrane House. 
 
The Judith Hill report sets out specific recommendations to be used in assessing the suitability 
of a scheme as it is designed.  The second recommendation (see Appendix A1) notes that “one 
or more open areas/sight lines through the housing development which would enable view of 
Portrane house” … should be considered.   
 
It is suggested in the Laois CoCo design statement that Portrane House is on higher ground. 
However, as demonstrated in the section submitted with ground levels drawn in, the principal 
elevation of Portrane house it is still going to be blocked by this row of houses.  
 

 
Figure 1  (above)  
Section through proposed Development with rear gardens backing the front of Portrane House (Source: Laois 
County Council’s Submission) 
 
 

   
Figure 2 (left) 
3D extract from Laois CoCo submission showing 
exaggerated tree cover on lands outside the  current  
proposed development site, see Fig 3 for actual view.   

Figure 3 (right): 
 Photo of front of Portrane House from Development 
site (Source: Design Statement van Dijk Architects) 
This view could be retained with a modest adjustment 
of the development layout.    

 
Note also the photo above shows the front of the house. It is clear that there is far less tree 
coverage than suggested by the Architect’s Design Statement drawing to above left.  
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Item 3 
 
“The design approach appropriately fronts/publicly addresses the internal street  
network—not the protected structure—consistent with modern best practice in  
residential urban design and permeability.” 
 
Laois County Council’s Response Document, Section 5.1  
 
 
This statement does not consider Dr Judith Hill’s recommendations and the setting of Portrane 
House (See Appendix A1). 
 
Our suggested potential design alteration is but one potential option of addressing the issue of 
the  protected structure setting. It provides a buffer zone and demonstrates that our concerns can 
be solved without major impact on density or housing provision. Such an adjustment is also 
consistent with modern best practice in residential urban design and permeability while also 
addressing the protected structure setting.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

Figure 4: Exemplar of potential sketch design adjustment that provides a more appropriate setting for both the 
principal elevations of the protected structure and the new residential development (Source: Proposed site plan 
by Van Dijk Architects, cropped and edited to overlay exemplar potential sketch redesign over proposed by 
BO’D 2025)  
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Item 4a   
 
“This would result in houses presenting gable ends and rear boundaries to the public 
street.” 
 
Laois County Council’s Response Document, Section 5.1  
 
 
Our design option does not have rear boundaries directly facing the public street and Laois 
County Council’s design also contains gable ends facing the public street.  
 
The provision of an appropriate setting for Portrane house will enhance the proposed 
development  
 
 
Item 4b  
 
“It conflicts with permeability, passive surveillance and DMURS principles.” 
 
Laois County Council’s Response Document, Section 5.1  
 
 
The suggested alteration to respect the setting of Portrane house  would not conflict with passive 
surveillance as fronts of houses are still facing public open space. It would not reduce permeability 
as the road network is of similar design. A key objective in DMURS is to create a sense of place. 
Section 2.2.1 of DMURS states: 
 
“Whilst the movement of traffic is still a key issue, there are several others, including the ‘sense 
of place’, which are of core significance to the creation of safe and more integrated street 
designs.” 
 
Considering the setting of Portrane house will improve the scheme. The proposed scheme 
currently turns it back on Portrane house, ignoring the context of the site and character of Portrane 
house with no visual connection to it. A view of the house from the road network would enhance 
the sense of place. 
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Item 6  
 
 
“It is not required by the Development Plan or Heritage Guidelines.” 
 
Laois County Council’s Response Document, Section 5.1  
 
 
Considering the setting of a protected structure  is required by the Development Plan. The policy 
objectives for protected structures contained in the Laois County Development Plan 2021-2027 
are as follows: 
 
“PS3: Any development, modification, alteration, or extension affecting a Protected Structure 
must be prepared by suitably qualified persons and accompanied by appropriate 
documentation as outlined in the Architectural Heritage Protection Guidelines for Planning 
Authorities [DAHG, 2011] to enable a proper assessment of the proposed works and their impact 
on the structure or area and be carried out to best practice conservation standards.  Its setting 
will be considered against the following criteria, and whether it is: 
 

a) Sensitively sited and designed; 
b) Compatible with the special character; 
c) Views of principal elevations of the protected structures are not obscured or 

negatively impacted; 
d) Of a premium quality of design and appropriate in terms of the proposed scale, mass, 

height, density, layout, and material so that the integrity of the structure and its curtilage is 
preserved and enhanced. Where appropriate, the Protected Structure status is used as a 
stimulus to the imaginative and considered design of new elements.” 

 
It is also required by the Architectural Heritage Protection Guidelines for Planning Authorities 
[DAHG, 2011]. See Chapter 13 on Curtilage and Attendant Grounds Section 13.7.2. page 203 for 
full list of items the planning authority should have considered. Specifically, item (f) below has not 
been considered sufficiently: 
 
“Are there important views of or from the structure that could be damaged by the proposed 
development? Would important vistas be obstructed by new development?” 
 
The vista to Portrane house is currently not considered in the scheme being assessed. 
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Item 7 We also note the Council’s comments regarding the boundary wall treatment.  
 
 
“ A 2m block wall with appropriate capped finish, landscape buffer, and native tree planting  
(already proposed) achieves: No adverse impact on heritage significance.” 
 
Laois County Council’s Response Document, Section 5.2  
 
 
Chapter 13 of the Heritage Guidelines, Section 13.4.1 states: 
 
“The features used to define the boundaries of a protected structure can often make an important 
contribution to the quality and character of the building and the surrounding streetscape or 
landscape.” 
 
Please see Photo 1 from the Design Statement prepared by van Dijk Architects of the wall on the 
front boundary. This ties into the overall concept of the scheme. There is a requirement to respect 
the setting of the protected structure and where the vista is provided with an open space, the 
most appropriate wall finish would be stone masonry. This would be similar to the current setting 
walls as noted in the design statement.  
 

 
Figure 5: Photo 1 view of wall -current curtilage wall for Portrane House  
(Source: Design Statement by van Dijk Architects) 

 
  



Page 8 of 11 

 

Item 8  Tree survey/ tree removals   
 
We compare the Tree Survey/ tree removal proposals  (left under) with the Topographical survey 
(right under ).  A  substantial tree  has   been  omitted from the tree survey.  See location indicated 
with a yellow circle below.  
 

  
Figure 6 (left): Tree Survey, Figure 7 (right): Topographical Survey (Source: Laois County Council’s Submission, 
cropped and edited by BO’D 2026)  
 

 
A number of the trees to be removed (as indicated as a red circle, some of which have also a 
blue central dot) and are category B rating “those of moderate quality and value: those in such a 
condition as to make a significant contribution.” It is not clear what  value assessment / 
consideration has been given to these trees as the layout design was developed. 
 
In our suggested potential alternative scheme 2 of these trees could possibly be retained to the 
east of the protected structure as indicated with blue dashed circle in Figure 6 above. This would 
also be consistent with the principles as set out by Judith Hill in her report. 
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Item 9  
Laois County Council’s final point is particularly concerning and lacks sufficient consideration of 
the Dr Judith Hill Report and awareness of the heritage significance of the development site.: 
 
 
 “The Judith Hill report confirms:  
• The meaningful parts of the historic landscape relate to the front field and Esker ridge  
• No historic avenue or designed tree feature exists within the development lands” 
 
 
Laois County Council’s Response Document, Section 5.5  
 
 
The proposed development is to take place within the ‘Front Field’ as described in Dr Judith Hill’s 
Report (Please see Appendix A2 Map1). There are also 5 significant view lines and a tree of 
significance (Please see Appendix A3).  
 
 
 
Conclusion: -  
 
We would respectfully request An Coimisiún Pleanála to carefully consider our submission and 
make an order to adjust the scheme to take into account the setting of Portrane house with 
appropriate conditions.  Alternatively, refuse the application as it is currently configured so that 
Laois County Council can prepare an appropriate updated submission. 
 
 
We would be grateful if you could acknowledge receipt of our submission 
 
 
 
 
 
 
 
 
 
 
 
 
 

Yours sincerely, 
 
 

 
 
EMMA CURRAN  
 
Bachelor of Architecture (BArch)  
Masters in Planning and Sustainable Development (MPlan)  
BLUETT & O’DONOGHUE 
 

  
 
PETER BLUETT 
 
B.Arch., Sc., Dip. Arch.,M.Sc., (Fire Eng’), CEng. MI(Fire)E. FRIAI, RIAI Grade 2 
Conservation Architect. MIEI 
BLUETT & O’DONOGHUE 
 

 
Enclosure: Judith Hill Heritage Assessment Report 2021– Text 
                   Judith Hill Heritage Assessment Report 2021- Images  
 
Appendix A (Attached) 
 
Cc: Client 
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APPENDIX A – EXTRACTS FROM THE JUDITH HILL PRELIMINARY HERITAGE ASSESSMENT 
REPORT 2021 PREPARED BY DR JUDITH HILL FOR LAOIS COUNTY COUNCIL 
 
APPENDIX A1 – DR JUDITH HILL’S RECOMMENDATIONS 
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APPENDIX A2- MAP SHOWING DEVELOPMENT /FRONT FIELD FROM DR JUDITH HILL’S 
REPORT 
 

 
APPENDIX A3 - MAP SHOWING SIGNIFICANT VIEWS FROM DR JUDITH HILL’S REPORT 
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