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CHAPTER THREE

Residential Development
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The Council’s aims with regard to residential development are to:-

· Ensure that sufficient land is zoned for all housing types to meet projected housing requirements over the plan period;

· To create high quality living environments; 

· To ensure that all residents are able to enjoy an acceptable standard of residential amenity; 

· Provide social and affordable housing for all; and

· Provide, through planned developments, a range of house sites, locations, house types, sizes and design to meet all requirements.

This chapter looks at the availability and suitability of residentially zoned lands and the requirement for additional zoning. It also deals with social and affordable housing and the layout and design of new residential developments.


3.1
RESIDENTIALLY ZONED LAND

3.1.1 Residentially zoned lands required

It is estimated, given the increase population numbers, that approximately 1,200 households will be required by the end of 2012
. Table 6 below calculates the quantities of land required to accommodate these households, at differing scales of density as recommended by the Residential Density Guidelines (1999):

	Density


	Units per Hectare / acre
	Quantity of Land Required (Ha/acres)

	Low Density
	       15    /     6
	80 / 200

	Medium Density
	       20    /     8

       25    /   10
	60 / 150

48 / 120

	High Density
	       30    /   12
	40 / 100


The exact amount of land required to accommodate the projected growth differs depending on the density used.  Low to medium density housing would require roughly 48-80 hectares, with higher density housing requiring as little as 40 hectares. In order to maximize utility investment and sustainability principles, it is likely that medium and higher density development will be provided and therefore housing land requirements up to 2012 is likely to be of the order of 50 hectares.

3.1.2 Existing zoned landbank

As highlighted in Chapter 2, Dungarvan has recently experienced a considerable increase in house building activity in both the public and private sectors.  Most new housing over the past five years has been provided within the town boundary on infill/ backland sites, and on the outskirts of Abbeyside just inside the town boundary.  As can be seen in Map 1, most infill development opportunities within the town of Dungarvan have already been developed or committed to development.

Table 7 below illustrates the zoned landbank, which has been developed (or has been committed to development) over the 2000 Town Development Plan period, as well as the zoned lands as per 2000 Plan which area available for future development.

	Residential Zoned Land
	Area (Ha)
	No of Units

	Constructed / under Construction
	40.25 
	736 (18 units/ha)

	Committed to Development
	7.03 
	162 (23 units/ha)

	Undeveloped
	104.53 


	Capacity of approx. 1568 to 3136 (based on 15 - 30 units/Ha – low/high density)                


This illustrates that the area of the existing undeveloped zoned landbank within Dungarvan, is more than twice that, which has been developed over the last (2000 – 2006) plan period. Furthermore, it illustrates that there is more than sufficient land zoned to accommodate the anticipated population increase to 2012. However, it is considered that development constraints may affect the potential of some of this land and it is therefore necessary to consider what existing zoned land is available for development, what additional land is required to accommodate the anticipated growth in population and to identify locations for future zoned lands to satisfy choice and location for future development. Zoning of lands in the environs of Dungarvan is as per the Dungarvan Environs Zoning Map, Waterford County Development Plan.
3.1.3 Suitability/Availability of existing zoned land

To analyse the suitability/availability of land for development, the following issues need to be taken into account: 

· Access to public services; 

· Availability for development;

· Potential flooding risk;

· Visual Amenity; and

· Need for balanced development.

Services

Access to public services such as wastewater treatment and water supply is not an issue for the existing zoned land. These issues are dealt with in more detail in Chapter 8; Infrastructure. In the event that connection to public services is not possible, serviced land partnerships, (whereby the Council will encourage and be prepared to enter into partnership agreements with landowners for the provision of infrastructural services, and to make serviced sites available) will be encouraged. 

Availability

There is a possibility that residentially zoned land, which was not released for development during the period of the 2000 development plan, may continue to be held for the period of this development plan. It is the obligation of the planning authority to ensure that sufficient and suitable land is zoned for residential use and subsequently released for the purpose of the Residential and Housing Strategy of this plan, and to ensure that a scarcity of such land does not occur at any time during the period of the development plan.  For this reason, the Council will ensure (through the means of compulsory requirement of zoned lands, as necessary) that sufficient zoned lands are available in all areas for all purposes.  

Potential Flooding risk

Tournore Marsh, which occupies an area of approximately 5.1ha has been identified as the potential location for the development of a stormwater retention pond to accommodate the surface water on the surrounding areas. The zoning of this area, and an adjoining area of land to the northwest of the marsh (approx 2.12ha), for Open Space and Amenity will preserve these lands for flood relief measure to be put in place (See Map 2). There is also the prospect of enhancing the amenity of these lands and this will be a feature of any proposals for the area.

The provision of the Retention Pond on Tournore Marsh will improve surface water drainage in the adjoining lands and minimise potential flooding concerns in this area. 

Visual Amenity

Though urban areas are generally robust and can assimilate a significant level of development without loss of amenity, there is a need to ensure that valuable natural resources are protected. Such resources may include tracts of land, which are highly visible, can be viewed over a long distance, which add to the character of an area and may be sensitive to development. 

The lands to the north west of the town at Ballynamuck East, which overlook the Estuary are elevated and can be viewed over a long distance particularly on approach road to Dungarvan from the N72 and from the inner relief road. A ridge runs across these lands from the southwestern corner of the mart to the south of the now decommissioned landfill. It is considered that this ridgeline and  the associated skyline should be protected. The development of this area therefore requires special consideration. (See Balanced Development below).

Balanced development

It is necessary to ensure that the development of the town is balanced and that development (zoned) lands are made available at all locations throughout the town. Much of the infill sites have been developed. It is expected that the existing zoned undeveloped lands to the east of the town at Tournore and to the west of the town at Kilrush will be developed within the initial plan period. The remaining large tract of undeveloped land is located at Monang, (which has to date, remained largely in agricultural use, despite a residential zoning in the 2000 plan (See Section 3.1.4 below). Therefore, there is a need to seek the provision of additional lands to the west of the Estuary to ensure balanced development of the town, and that local people can be accommodated in their own community. It is proposed that existing agricultural lands be zoned for residential development at Parknagappul, Parkeenalougha and Ballynamuck East. 

However, any development that is permitted in this area, should be subject to the following considerations:-

· Regard should be had to the sloping nature of the lands;

· The requirement to realign the public road in the vicinity of Ballyneety should be taken into account;

· The need for appropriate development to address the road frontage along the public road along the estuary; 

· Visually vulnerable areas such as the ridgeline and elevated and exposed areas should be preserved free from development and the skyline protected; and

· An Environmental Impact Assessment is likely to be required to assess the potential impact of the development of these lands on the groundwater, surface water, and the adjacent SPA and pNHA and to allow for consideration of mitigation measures proposed for the protection of same.

· The provision of public open space shall be in accordance with a Masterplan for the area.
The provision of residentially zoned lands at this location will also ensure that the existing housing at Shandon is not isolated from the town but can be integrated into other residential development and a conveniently located neighbourhood centre (See Section 5.1.2).

While it is necessary to ensure that there is no undue shortage of zoned and serviceable land, there is also a need for a careful balance between providing sufficient lands and the zoning of excessive areas of land. The provision of zoned lands well in excess of that required may result in haphazard, poorly integrated development taking place, which would give rise to unnecessary pressure for infrastructural development outside of the serviced areas. It may also result in the development of housing estates in isolation segregated from services and other residential developments.

3.1.4 Monang Masterplan

A masterplan is currently being prepared for the lands at Monang, to ensure that future development in this area will be undertaken in a cohesive, integrated and co-ordinated manner. The study area of the masterplan includes all the land enclosed by the Monang Road, the Knockateemore Road and the N25, including a portion of outside the Town boundary. (See Map 2) It is important that the development of this area be phased to allow for future development to be integrated into the existing urban areas. 
The plan offers an opportunity to address the development potential of the overall study area, and to phase the development here to avoid haphazard development. The lower portion of the land immediately adjoining Southways Housing Estate and fringed by the N25 is therefore considered to be the most appropriate location for development in the short to medium term. It is considered that the development of lands at this location be based on the sequential approach, with the lands nearest the town centre being developed first  (See Section 11.27.3 for further details).


H1: 
Use, where necessary, compulsory acquisition powers of (zoned) land to provide for sufficient land availability, to ensure the orderly and sustainable development of the town.

H2:
Co-ordinate and facilitate the release of new residential development, giving priority to locations that enhance the existing urban structure (sequential test) and which can be integrated into existing public services.

H3: 
Coordinate the development and release of the residentially zoned lands at Monang in accordance with the phasing proposals of the proposed  Masterplan for the Area currently being prepared.

3.2
HOUSING STRATEGY

Adequacy and flexibility of housing supply is essential to implementing a sustainable growth strategy for Dungarvan. Poor supply of housing will only serve to pressurise existing supply and artificially inflate housing prices. In this context it is essential to invest in housing provision in advance of demand as a means of deflating such pressures.

The current Waterford County and Dungarvan Town Councils’ Housing Strategy, is incorporated into this development plan. This strategy will be reviewed and updated regularly in accordance with the Council’s assessment of housing needs.

3.3
SOCIAL & AFFORDABLE HOUSING 

Social Housing is defined as rented housing provided by either the Local Authority, or a voluntary or Co-operative housing body. Affordable housing is defined as owner-occupier, or shared ownership housing, provided as a price below market value. Both Social and Affordable housing are aimed at meeting “the needs of households where resources are insufficient to provide them with access to suitable and adequate housing” (DoEHLG: Social Housing, the Way Ahead).  

The local authority, as of this time, is the main provider of social and affordable housing. The involvement of voluntary housing associations, such as RESPOND, Housing Agency, has broadened the social housing strategy response. A number of major suburban house building schemes have been completed in recent years and the Council has also devoted its attentions to smaller infill development and the improvement of its existing stock. 

In addition to the direct provision of housing, the Council will facilitate the provision of social housing through the implementation of Part V of the Planning and Development Act 2000-02. It is the Council’s intention to seek to accommodate the 20% social and affordable housing within new developments in an integrated manner to ensure social integration.

	H4: Require an integrated mix of public and private housing within individual housing estate developments;

H5: Promote and facilitate integrated social and affordable housing accommodation provision is in accordance with the Housing Strategy for Dungarvan and Part V of the Planning and Development Act, 2000.

H6: Acquire further infill sites for the development of social/ affordable housing to meet local needs at appropriate locations.





3.4
TRAVELLER ACCOMMODATION

Over the 2000 Development Plan period, the existing traveller halting site at Shandon was upgraded to provide for 12 halting bays. It is also the policy of the Council to allocate a portion of new local authority housing to serve travellers’ permanent housing accommodation needs in Dungarvan. The Council will co-operate with Waterford County Council in the implementation of The Traveller Accommodation Programme (2005-2008) for the County.  


H7: Provide suitable accommodation for Travellers, within Dungarvan, based on the Dungarvan Town Council Needs Analysis and Traveller Accommodation Programme (2005 – 2008)

3.5
 HOUSING FOR DISABLED PERSONS

Part M of the Building Regulations 2000 provides for basic access provision whilst the concept of “Lifetime Adaptable Housing” goes a step further by incorporating, into the design, the provision for change to a home at a later date without the need for major reconstruction. 


	H8:  The Council will encourage prospective applicants to design houses that anticipate later modifications to enable accessibility and will implement the Disabled Persons Grants (DPG) Scheme which will facilitate modifications where required.

H9: Provide for the specific accommodation needs of people with disabilities. 



3.6
ENERGY EFFICIENT HOUSING

In line with Local Agenda 21 principles, the council will provide energy saving advice to anyone seeking to build a house and to tenants in Local Authority housing, and ensure that all new housing is finished to high, energy efficient standards.  The EU Building Directive will also be implemented as and where possible. (See Section 8.5 Energy Performance in buildings).
The Council will encourage designs that:-

● 
Limit heat loss through the fabric of the building so as to maximise and maintain heat gain; and

● 
Control the output of space heating and provision of hot water systems.


	H10: Ensure that buildings are designed and constructed so as to maximise energy efficiency.
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Table 6: 


Quantity of Land Required to Accommodate Projected Population Growth 








Average


50





Table 7:


Development Landbank as per 2000 plan
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� Based on an average household size of 2.73 persons per unit.





