LETTERKENNY 2040 STRATEGIC URBAN REGENERATION SITE – PHASE 1
TRAFFIC & TRANSPORT REPORT
(INCLUDING MOBILITY MANAGEMENT PLAN)

Regeneration and Development Team
Directorate of Community Development
& Planning Services
December 2021

Contents:
1.0

Introduction
1.1
1.2

2.0

Site Location & Proposed Development
2.1
2.2
2.3
2.4

3.0

Project Ireland 2040
Urban Regeneration & Development Fund

Letterkenny 2040
5.1
5.2

6.0

Current Traffic Environment & Development Trends
Town Centre Parking
Efforts at Change

National Policy Context
4.1
4.2

5.0

Site Location
Existing land use
Description of Development
Current Project Planning

Receiving Environment
3.1
3.2
3.3

4.0

Scope
Objective

The Regeneration Strategy & Strategic Urban Regeneration Site
The Concept Masterplan for the Strategic Urban Regeneration Site

The Part 8 Planning Scheme
6.1
6.2
6.3
6.4
6.5
6.6
6.7
6.8
6.9
6.10

Development Access
Internal Site Layout & Road Hierarchy
Road alignment & traffic calming
Pedestrians & Cyclists
Development Servicing & Waste collection
Swept Path Analysis
Public Transport
Car parking (including Disabled and Age Friendly courtesy parking)
Site Access Management
Road Safety Audit

7.0

Summary & Conclusions

8.0

Mobility Management Plan

Appendices:
Appendix A -

The site layout for the proposed development is shown at Appendix A (Site Layout
DWG No: LKSURS/0011 refers)

1.0

Introduction
1.1

Scope

This report is prepared for the purposes of providing reasoning as to why the provision of
car parking in accordance with the standard requirements of the County Development Plan,
2018-2024 (as varied), and a Traffic & Transport Assessment (TTA) in accordance with TII
Publication PE-PDV-02045, is not required and would not be appropriate in respect of the
proposed development.
In preparing this report regard has been had, inter alia, to the following:







1.2

County Donegal Development Plan, 2018-2022 (as varied)
North Western Regional and Economic Spatial Strategy (RSES)
National Planning Framework
Project Ireland 2040 and the Urban Regeneration & Development Fund
Sustainable Urban Housing: Design Standards for New Apartments (Guidelines for
Planning Authorities) 2020’
Design Manual for Urban Roads and Streets (DMURS)
Development Plan Guidelines for Planning Authorities 2007
Objective

The objective of this report is to affirm the catalytic and exemplar characteristics of the
proposed development to lead town centre regeneration and compact growth and to
establish the merits of future operational performance in relation to smart, sustainable and
active travel options by reducing travel demands, maximising the efficiency of the transport
network, reducing reliance on fossil fuels, reducing transport emissions and improving
accessibility.
In so doing the report specifically examines the proposed developments access
arrangements, public realm and permeability, site layout and facilities for pedestrians and
cyclists in the context of existing and planned investments in active travel infrastructure and
key town centre regeneration interventions.
2.0

Site Location and the Proposed Development
2.1

Site Location

The proposed development is located on underutilised greenfield and vacant brown field
lands at Pearse Rd and Ramelton Rd in the designated town centre of Letterkenny, Co.
Donegal. The site is located in the administrative jurisdiction of Donegal County Council and
has a total area of approx. 1.1ha consisting of:



Lands previously used by the ESB as a retail shop & offices and depot yard consisting of
brownfield land strategically located between, and with frontage onto, the Pearse Road and
Ramelton Road (0.66ha)
A Greenfield infill site located to the west of the ESB lands (0.43ha), and
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2no. residential properties fronting onto the Ramelton Rd and adjoining the ESB lands
(0.023ha).
The site is bounded to the south by the Pearse Rd, to the North by the Ramelton Rd, to west
by an existing multi-storey mixed use development and car park and to the east by mixed use
development including residential properties and associated curtilages.
2.2

Existing Land Use

The subject sites consists primarily of greenfield infill lands and vacant and under utilised lands
and currently generates limited traffic associated with owner maintenance and associated,
particularly of the ESB lands. The site is zoned as traditional town centre in the County
Development Plan, 2018-2024 (as varied).
2.3

Description of the Proposed Development

The proposed development is described in more detail in the associated ‘Nature & Extents’
Report, but the proposed Phase 1 works the subject of this report and associated Part 8
planning scheme consists of the following:
•
•
•
•
•
•

Demolition of the former ESB retail & office premises and existing shed(s) to the rear of
same together with general site clearance and boundary treatment;
Construction of a new 7 storey Business, Enterprise and Innovation (Alpha) building
providing flexible accommodation solutions including Office and R&D facilities and having a
floor area of approx. 1,625sq.m (17,500sq.ft);
Construction of a new 8 storey Business, Enterprise and Innovation (Beta) building with
flexible accommodation solutions including Office and R&D facilities and having a floor area
of approx. 4,000sq.m (43,000sq.ft);
Construction of an associated public realm and controlled access arrangements inclusive of:
a central civic space; pedestrian, cycle, accessibility and mobility infrastructure; landscaping;
disabled and age friendly courtesy parking and emergency/service vehicle entry and egress;
All associated ancillary works to include site drainage, connection to public water supply and
other services, landscaping, development related signage & public art, connection &
discharge to the public sewerage network.
A schedule of uses for the Alpha & Beta buildings has been provided with the application
particulars.
All works shall be located at Pearse Rd and Ramelton Rd, Letterkenny within the townland of
Letterkenny in the Letterkenny & Milford Municipal District.
The site layout for the proposed development is shown at Appendix A (Site Layout DWG No:
LKSURS/0011 refers).
2.4

Current project planning (timeline)

For the purposes of this report, current project planning estimates that the development will
progress to construction in early 2023 and will complete over an approximate build period of
80 weeks by end of 2024.
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3.0

Receiving Environment:
3.1

Current traffic environment & development trends:

Letterkenny is the primary urban centre within the county and part of an important cross
border network within the North West City Region. The town is host to the University
Hospital, significant employers particularly in the medical and fintec sectors, Letterkenny
Institute of Technology and a significant local and multi-national retail offering. At present
the town suffers congestion problems at peak daily commuter times, bank holidays and
other special events as a result of capacity issues with key strategic road arteries and
junctions. This results in peak time congestion and unreliable journey time for motorised
transport.
The capacity of strategic roads and junctions to cater for the peak time traffic using the
network is not the sole or principal factor which contributes to this recurrent congestion
event. It is in significant part also a manifest symptom of the unsustainable spatial pattern of
development which occurred with the rapid growth of the town over the past 20 years.
During this period the town experienced unprecedented and rapid growth characterised by
dramatic urban sprawl, suburban housing and associated new neighbourhood development
and infrastructure to the northern, north-western and north-eastern extremities of the
town. As result the town can now be characterised as a motorised town with a high level of
car dependency and a primacy of roads based solutions focused on moving vehicular traffic
through the town. This general situation is exacerbated by the physical distance of many
suburban developments from the town centre, the adverse gradients and topography of
much of the town and the absence of effective public transport. The position is further
compounded by the absence of quality walking and cycling networks and active travel
options within the town.
This pattern of development and dependency on the private car is clearly unsustainable and
is in danger of continuing a self-perpetuating process of transport disfunction to the
detriment of the town if it is not arrested. A disruptive pattern of compact growth together
with the necessary improvements in active travel and multi-modal infrastructure is required
to balance the growth of the town towards a sustainable development future.
3.2

Town Centre Parking

Letterkenny is a traditional town in the sense that it is also generally perceived to have a
parking problem, however this perception is largely based on ‘behaviour’ and ‘attitude’ and
not necessarily reality. The town possesses plentiful, low cost/free and convenient car
parking within the wider town centre environment. The parking capacity of the town centre
is monitored by real time information and it is generally accepted that it is rarely, if ever, at
capacity or under pressure. However in a large town centre environment, that is car
dominated, with limited active travel infrastructure it is often perceived that origins and
destinations are at a greater remove from each other than they actually are. This together
with the unattractive walking environment enforces the perception that the town centre is
un-walkable which generates artificial and unnecessary car journeys and disproportionate
demands for parking at specific locations.
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3.3

Efforts to change

To date efforts towards positive change have been sporadic, reactive and entirely
inadequate. In 2012 ‘advisory cycle lanes’ where introduced on short stretches of town
centre roads as the minimum width could not be achieved for mandatory lanes without
impacting the current primacy of the traffic regime. These advisory lanes, which are less
attractive and safe than mandatory lanes, were subsequently removed from the town centre
environment.
The Integrated Land Use and Transportation (ILUTS) produced in 2009 (ATKINS) and recently
revalidated by the Councils Roads and Transportation Directorate, set out detailed
recommendations on policies and proposals to improve facilities for walking, cycling, public
transport, park & ride and other softer measures to assist in modifying travel behaviour.
However there has been limited implementation of these measures to date.
In conclusion, there is a need to establish a more sustainable model of development and
pattern of growth in Letterkenny, which promotes associated active travel and multi-modal
movements, disrupts existing prejudices, modifies existing behaviour, does not rely on and is
not complicit in actions which maintain or continue the primacy of the private car and
dependency thereon.

4.0

National Policy Context (Doing things Differently)
4.1

Project Ireland 2040

Project Ireland 2040 is the Governments long-term overarching strategy to make Ireland a
better country for all of us. It is about doing things differently. The National Planning
Framework (NPF) and the National Development Plan (NDP) are the two pillars of Project
Ireland 2040.
The National Planning Framework is the Government’s high-level strategic plan for shaping
the future growth of development in our country out to the year 2040. It contains 10
National Strategic Outcomes, which include: (1) Compact Growth, (4) sustainable mobility,
(8) transition to a Low Carbon and Climate Resilient Society, and (9) the sustainable
management of water, wastewater and other Environmental Resources.
The NPF seeks to deliver the sustainable growth of compact cities, towns and villages. It
recognises that all our urban settlements contain many potential development areas,
centrally located and frequently publicly owned, that are suitable and capable of re-use to
provide housing, jobs, amenities and services and that activating these strategic areas and
achieving effective density and consolidation rather than more sprawl of urban development
is a top priority. In line with Irelands’ Climate Change mitigation plan the NPF seeks to move
away from polluting carbon intensive propulsion systems such that by 2040 our cities and
towns will enjoy a cleaner, quieter environment free of combustion engine driven transport
systems.
The National Development Plan (NDP) sets out the investment priorities that will underpin
the implementation of the NPF through a total investment of approx. €116 billion. The NDP
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will be implemented through four funds, once of which is the Urban Regeneration &
Development Fund (URDF).

4.2

The Urban Regeneration & Development Fund (URDF)

The URDF is a flagship element of Project Ireland 2040 and was established to support more
compact and sustainable development through the regeneration and rejuvenation of
Irelands cities and other large towns, including Letterkenny, in line with the NSO’s of the NPF
and NDP. It will enable a greater proportion of residential and mixed-use development to be
delivered within the existing built-up footprints of our cities and towns.
5.0

Letterkenny 2040
Letterkenny 2040 is the Council’s ambitious, transformative and overarching regeneration
strategy for Letterkenny to achieve its goals as a Regional Growth Centre in line with its
identified role in the National Planning Framework (NPF), The Regional Spatial Economic
Strategy (RSES) and in the cross border context of the North West City Region. The project is
being progressed under the URDF.
The overarching vision of Letterkenny 2040 is to co-deliver a vibrant, liveable and fully
functioning regional centre with a flourishing population that has a strong economy,
employment and housing choice, healthy and restorative environments, community and
social amenities, high quality of life and positive public and civic spaces.
The project programme is multi-faceted and a phased approach to delivery is planned. In
2019 the Council was successful in securing URDF funding support for the first three strands
of the project which commence the Letterkenny 2040 regeneration journey.
Specifically the first three strands are:
1. The preparation of a Regeneration Strategy for Letterkenny Town Centre – to establish and
implement a co-designed and an over-arching strategy to re-imagine the urban fabric of
Letterkenny town centre, leading to the establishment of a viable pipeline of future
interventions.
2. Acquisition of a key strategic urban regeneration site – enabling Donegal County Council to
lead on the delivery of a future compact growth redevelopment as an exemplar of urban
design, renewal and regeneration with the site to be masterplanned to RIAI/RIBA Work Stage
2 as a part of the Regeneration Strategy.
3. Delivery of public realm works - in the form of Phase 1 Linear Park infrastructure which seeks
to introduce positive impacts in terms of accessibility, modal shift, green infrastructure, health
& wellbeing, place-making and climate action in the Town Centre.
5.1

The Regeneration Strategy & Strategic Urban Regeneration Site

The Paul Hogarth Company and sub-consultants (Hall Black Douglas Architects, WS Atkins,
AV Browne and Queens University of Belfast) were appointed in November 2020 as the
successful multi-disciplinary consultancy service to deliver the Regeneration Strategy for
Letterkenny Town Centre. The project has now reached its mid-point with the publication of
the Draft Masterplan for a 4 week period of consultation from 11th November 2021 to 9th
December 2021. The Draft Strategy identifies the Letterkenny 2040 Strategic Urban
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Regeneration Site as forming part of a potential ‘Cultural & Innovation Quarter’ integrated
with and linking to four (4) other ‘big ideas’ of the Strategy which all drive towards more
people living and working in the town centre, while promoting sustainable forms of
transport such as walking, cycling and public transport. The Figures 1- 4 below show how the
subject site is integrated in the compact growth agenda and regeneration strategy for
Letterkenny Town Centre with clear linkage, connections and permeability throughout with
the four (4) big project ideas and the planned active travel and transport infrastructure.

Fig 1 - opposite shows the subject
site (‘ESB Site’) in the context of the
proposed Cultural and Innovation
Quarter. This Quarter aims to deliver
business, jobs, enterprise and
housing together with public realm
space and permeability through the
subject site linked to new outdoor
dining and public realm at the
existing An Grianan Threatre and
with improved onward connections
to the County Museum.

Fig.1 – The subject site in the context of the Cultural
and Innovation Quarter.
Fig 2 - opposite shows the subject
site (‘ESB Site’) in the context of the
proposed Main Street Public Realm
and Cathedral Quarter. This will
consist of the connection of the site
to the re-developed Courthouse
offering a new Town Centre visitor
attraction and office accommodation,
a shared surface scheme on Church
Lane, a transformed Market Square
and a Creative Hub on current town
centre backlands.
Fig.2 – The subject site in the context of the
Courthouse, Main St, the Cathedral Quarter and
Creative Hub etc
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Fig.3 – shows the subject site in the context of the Pearse Rd and Port Rd boulevards
And the LK Green Connects Project.
Fig. 3 above shows the subject site (top left) in the context of the proposed Pearse Rd and Port
Boulevards, the proposed wetland park and waterfront and LK Green Connects. The Boulevards
propose a change in the cross sections of these roads to provide more space for pedestrians and
cyclists with improved crossing points. The wetland park proposed environmentally sustainable
design breathing new life into unused habitat and embracing ambition in relation to flood risk
management and sustainable drainage. LK Green Connects proposes a tapestry of high grade active
travel infrastructure connecting origins and destinations throughout the town centre and which
principally travels from the existing Public Service Centre, through the proposed urban wetland,
connecting with the new retail park and LYIT enroute to Pearse Rd, through the subject site, Cultural
and Innovation QTR to the County Museum on High Rd. It is also planned to integrate with a new
Town Square and Transport Hub as described in Fig.4 below, thus creating a dynamic highly
connected compact growth agenda for a new Letterkenny Town Centre with high grade and attractive
active travel options within which the subject site is integrated as a central fulcrum and connected
site.

Fig.4 – The subject site in the context of the proposed Transport Hub locations.
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Fig 4 shows the subject site (extreme left) in the context of the proposed locations for a new
town square and transport hub. The site options for the transport hub were informed by an
evidenced MCA. It is proposed that the Hub will be a combined facility for regional and town bus
services with the ambition that it will provide one suitably located and sized interchange for
public transport, future proofing the town to 2040 and beyond. All proposed sites are in very
close proximity of the subject site and will offer clear access to public transport choice within a
very short walking distance of the subject site.
The majority of these projects are already being developed and progressed in tandem with the
subject site with most on a delivery timeline for completion by 2027 under the URDF. The first
phases of LK Green Connects has both statutory consent and capital funding and is due to
progress to site in Q1 of 2022. On Friday 12th March 2021 Minister for Housing, Local
Government and Heritage, Darragh O’Brien TD announced that €13.6m was awarded under the
Urban Regeneration & Development Fund (URDF) for the URDF application Letterkenny 2040
(Phase 1) ‘Re-energise and Connect the Historic Town Centre’. Specifically this new investment
will help to advance five projects to varying stages of development with a focus on the transition
of the historic town centre to a vibrant, accessible and livable place including:
▪
▪
▪

The further enhancement of the Cathedral Quarter
The re-purposing of the Courthouse
Strategic land assembly towards: Regeneration of Lower Main Street, Advancement of a
Regional Transport Hub, and Enhancement of ‘LK Green Connect,’ walking, cycling and
parkland infrastructure.

Accordingly, funding is secured for the further development of the Letterkenny Town Centre
Regeneration Strategty and there is certainty in relation to the complimentary projects and
associated infrastructure which will support the sustainable development of the subject on the
basis of smart, active and multi-modal transport alternatives to reliance on the private car.

5.2 The Concept Masterplan for the Strategic Urban Regeneration Site
The proposed development forms Phase 1 of a wider Concept Masterplan for the cohesive
regeneration of the entire 1.1 hectare Letterkenny 2040 Strategic Urban Regeneration Site. This
concept Masterplan was prepared by the Paul Hogarth Company as one of the lead work areas
of the Town Centre Regeneration Strategy. It sets out a concept for a dynamic, mixed use
development led by anchor enterprise development(s) integrated with public realm, town
centre housing and improved connectivity with new permeability through the site linking the
Pearse Road with the Port Road. The delivery of the Concept Masterplan is planned to occur on
a phased basis with the proposed Part 8 development now being brought forward forming Phase
1 thereof.
Subsequent Figures 5-7 (inclusive) depict key extracts from the Concept Masterplan and on
which the subject Part 8 scheme was developed.
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Fig.5 Concept Masterplan for the entire 1.1ha Letterkenny 2040 Strategic Regeneration Site

Fig.6: Model View of Concept Masterplan for the entire 1.1ha Letterkenny 2040 Strategic
Regeneration Site

Fig.7: View of Concept Masterplan for the entire 1.1ha Letterkenny 2040 Strategic Regeneration Site
from Pearse Road
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Accordingly, the subject Part 8 planning scheme now being brought forward for the first phase
development of the Strategic Urban Regeneration Site is high evidenced by a Concept
Masterplan and integrated as an intrinsic element of the wider compact growth and
Regeneration Strategy for Letterkenny.

6.0.

The Part 8 planning scheme design
The site layout for the proposed development is shown at Appendix A (Site Layout DWG No:
LKSURS/0011 refers).
6.1

Development Access

This first phase development will be accessed via an existing entrance onto Pearse Rd. This
established entrance served the former ESB element of the site and a retail shop, office and
associated compound. This access will now form part of the redeveloped frontage and
access arrangements to the regeneration site with primacy given to active travel
infrastructure in the form of pedestrian, cycle and all abilities access. A limited vehicular
access will be provided over a shared surface and this will be restricted to emergency vehicle
access, service vehicle access and limited disabled and age friendly courtesy parking. The
vehicle and shared surface access arrangements have been auto-tracked and will facilitate
safe vehicle movements in forward gear. Visibility splays have been provided in accordance
with the Development Guidelines and Technical Standards Requirements of the County
Development Plan, 2018-2024 (as varied) and are shown on Site Layout DWG No:
LKSURS/0011.
It is considered that these limited access arrangements, in the context of the historical use of
the site or otherwise, will not impact the adjoining public road or the road network in the
area of the site.
6.2

Internal Site Layout & Road Hierarchy

The subject development’s internal road network is limited, consisting of a shared surface
arrangement to facilitate service vehicle access to the service yard, emergency vehicle
access and access to the limited disabled and age friendly courtesy parking which is provided
by under croft arrangement. Limited vehicular entry is facilitated from Pearse Rd only as a
part of access arrangements which are designed to give primacy to the pedestrian, cyclist
and active travel options. The access arrangements from Pearse Rd are interconnected and
integrated throughout the site giving permeability and onward connectivity for pedestrians
and cyclists through to Ramelton Rd, Scally Place public car park and connecting onto Main
St.
All connections and access infrastructure has been designed in accordance with the
requirements of the Design Manual for Urban Roads and Streets (DMURS) and includes
specific provision for all abilities access through ‘switch back’ paths to negotiate gradients,
internal courtesy crossings and level grade access. Materials are used to inform users of the
specific nature of the environment, with deliberate interventions proposed for vulnerable
road users.
The objectives of the development’s internal layout design are:
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To ensure ease of access for emergency services and for refuse collection
and servicing operations;
To encourage walking and cycling;
To create short walking routes to key origins and destinations;
To create a safe, secure and attractive environment for people particularly
vulnerable road users and children.

Design measures have been implemented to support these objectives in accordance with
the core principles of DMURS.
The shared surface has been designed for a maximum vehicular speed of 30km/h in order to
prioritise the movement of vulnerable road users.
The shared surface has a carriageway width of 5m. All road widths, corner radii, pedestrian
and cyclist facilities, kerbs, boundary treatments and landscaping have been designed in
accordance with DMURS. The internal site layout incorporates design features such as
distinctive surface materials and colours, strong landscaping proposals and modern furniture
structures in order to establish a sense of place within an urban neighbourhood
environment.
6.3

Road alignments & traffic calming

The developments internal road network is shared surface and limited in length. It has been
designed for a maximum speed of 30km/h. The environment consisting of a shared surface
and significant integrated active travel infrastructure creates an environment which will
serve as a deterrent to speed with multiple natural passive traffic calming measures. The
design features include level grade pedestrian crossing.
6.4

Pedestrians & Cyclists

The subject site is very well suited to allow access to key amenities on foot and by bicycle:
Main Street, the Courthouse, Ramelton Rd, the Hospital, the new Retail Park & Cinema,
Letterkenny Shopping Centre, LYIT, Pearse Rd, the Cathedral, Market Square and the existing
Bus Station are all located within a 2-15 minute walking range. The development is therefore
ideally placed within the town centre to reduce dependency on car based journeys and
walking and cycling options shall be supported and encouraged by user(s) of the
development by the implementation of a mobility plan (See Section 8 of this report). The
provision of excellent permeability for pedestrians and cyclists is a key objective of the
development layout. This permeability has been designed to not only integrate within the
scheme design itself, but to consider desire lines towards existing town attractors and a
future town centre development scenario inclusive of planned active travel interventions
and key town centre attractions informed by the Draft Letterkenny Town Centre
Regeneration Strategy.
The proposed development will include a minimum of 120no. bicycle parking spaces
comprising sheltered and secure spaces for staff of the development and publicly accessible
short stay cycle parking spaces for visitors and user(s) of the wider environment.
Publicly accessible cycle parking shall be conveniently located at points of greatest demand
and in proximity to building entrances, with regard to also preserving pedestrian mobility
and safety.
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6.5

Development Servicing & Waste Collection

The internal development site layout allows development servicing (such as deliveries/waste
collection) to be conducted within the development itself in a dedicated service yard safely
removed from pedestrian, cyclist and VRU’s, thereby avoiding the obstruction of pedestrian
traffic.
6.6

Swept Path Analysis

Swept path analysis have been carried out for service/emergency vehicles manoeuvring
within the proposed development. This analysis indicate that the design of the development
accesses and internal layout can accommodate these vehicle movements in a forward gear
where required.
6.7

Public Transport

Currently the town is served by one town bus service provided by a private operator offering
one bus daily across 2 routes with intermittent frequency. This service due to its non-peak
time offering may not accommodate or facilitate commuters or students and as such a wider
choice is necessary to ensure that the regional centre offers suitably designed public
transport options to service and adequately meet the needs of all residents, students and
commuters.
The town bus station is located on the eastern fringe of the town centre in proximity to
Letterkenny Shopping Centre and with associated car parking. This is the Bus Eireann Hub for
county and intercounty public bus and coach transport. This station does not at present
possess the facilities for the multi-modal transport options. Multiple existing private bus
operators currently offer their county and inter county services at various on street locations
throughout the town. However there is no provision of a single multi-purpose transport
point. The provision of such a transportation hub located within the town centre is essential
for the development of the connectivity and accessibility of the town going forward. Such a
service is a key priority piece of infrastructure and essential to enhance and develop the
town as a Regional Centre and this is being progressed as a sub-project of the Letterkenny
2040 regeneration programme under the URDF. All future sites for a transport interchange
(Hub) which are currently being examined are within very close proximity of the site and
within easy walking distance.
6.8

Car Parking including Disabled-Accessible Car Parking

The car parking standards are set out in the County Development Plan, 2018-2024 (as
varied) Table 6 of Appendix 3. The standards indicate that for ‘Offices and
Financial/Professional’ the standard is 1 space per 30m2. The proposed Phase 1
development has a floor area of 5,625 sq.m which equates to a standard car parking
provision of 187no. spaces. However the technical standards state that the parking
standards should be read in conjunction with the Parking related policies contained within
the Transportation Chapter of the Plan.
In this regard Policy T-P-13 of Chapter 5 (Infrastructure) of Section 5.1 (Transportation) of
the CDP states:
“It is a policy of the Council to require development proposals to provide adequate provision for car
parking and associated servicing arrangements. The precise amount of car parking will be determined
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according to the specific characteristics of the development and its location having regard to the
standards set out in Appendix 3 Development and Technical Standards. A reduced number of car
parking spaces may be acceptable in the following circumstances:
▪
▪
▪
▪
▪
▪

Where through a Traffic and Transport Assessment (TTA) it forms part of a package of measures
to promote alternative transport modes; or
Where the development is in a highly accessible location well served by public transport; or
Where the development would benefit from space capacity available in nearby public car parks,
car parks habitually open to public use or on-street car parking; or
Where it is clear to the Planning Authority that one of the uses is daytime use and the other is
evening use; or
Where it can be established that members of the public visit the site by pre-arranged coach/bus;
or
Where the exercise of flexibility would assist in the conservation of the built or natural heritage,
would aid the renewal of areas in need of regeneration, would facilitate a better quality of
development or the beneficial re-use of an existing building……”

The subject site is conveniently located in very close proximity to, or directly adjoining, onstreet parking, public car parking and car parks habitually open to public use. These are
located at: Ramelton Rd, Justice Walsh Rd, Pearse Rd and Scally Place. There is evidence in
ILUTS that these car parks all retain capacity in most if not all operating conditions. In
particular the site is adjoined by a significant multi-storey car park habitually open to public
use which has capacity for 850 spaces. ILUTS evidenced in 2009 that this car park never
operated at more than 14% and whilst this has increased in recent years it remains below
the 50% use of capacity threshold. Notwithstanding this position, there are in excess of
5,000 car parking spaces within the wider town centre environment and it has been
confirmed with the parking division of the Roads & Transportation Directorate that this
capacity is never under pressure and many of the existing facilities do not meet with any
significant demand. The mobility plan for the proposed development will seek to activate the
use of these car parks as part of the suite of measures aimed at reducing car dependency,
promoting active travel and healthier lifestyle options. It is considered that it is viable and
reasonable to rely on the evidenced and accepted car parking capacity within the wider
town centre environment in the context of: the compact growth and regeneration objectives
of the development, the mobilty management plan being brought forward for users of the
development, the permeability by design of the development and the active travel options
cater for within and throughout, and the wider interventions planned and being progressed
in the area under the Regeneration Strategy for the town centre specifically the LK Green
Connects project and the proposed new Transport Hub.
However the development does not propose to justify the absence of parking provision in
accordance with standard requirements within the scheme on the basis of capacity within
the existing town centre environment alone. Whilst this is a helpful consideration, the
proposal is to bring forward a different type of development which is focused on the
sustainable re-use of an existing brownfield resource and an exemplar regeneration
proposal as a part of a compact town centre growth agenda which is deliberately targeted at
multi-modal transport choices and active travel and which looks towards a future compact
growth scenario. In this regard it is considered that standard car parking provision would not
be a sustainable use of a valuable town centre resource, would be contrary to the geneses
and ethos of the project values and objectives in relation to compact growth, climate
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change, active travel and multi-modal choice and would not represent public value for
money.
It is considered that emerging best practice development guidelines and technical standards,
supports the approach of no or limited car parking provision in the context, environment and
conditions of the subject site. Indeed the ‘Sustainable Urban Housing: Design Standards for
New Apartments (Guidelines for Planning Authorities) 2020’ states:
“.. in large scale and high density developments…. In more central locations that are well
served by public transport, the default policy is for car parking provision to be minimised,
substantially reduced or wholly eliminated in certain circumstances.”
Section 10(3)(h) of the Planning and Development Act, 2000 (as amended) is also of
particular relevance in that it requires that a Development Plan shall include objectives for:
“the development and renewal of areas in need of regeneration.” This objective specifically
relates to bringing redundant, under-utilised and derelict land and building back into active
use and it accords with the principles of sustainable development by reducing the need for
greenfield development, supporting the urban fabric and re-using existing resources. In this
regard the Development Plan Guidelines for Planning Authorities 2007, pursuant to this
provision of the Act, states that the need for regeneration is inherent in the proper planning
and sustainable development of cities and large towns and that there should be “sufficient
flexibility in the application of zoning and development management policies and standards
to ensure that development plans actively promote rather than inhibit regeneration.”
The proposed development is a unique development proposition. Specifically, the proposed
Phase 1 development that is the subject of this Part 8 will deliver 2 no. Business, Enterprise
and Innovation buildings of 17,500 sqft and 43,000sqft alongside high quality public realm and
pedestrian/cycle infrastructure enabling new and high quality permeability and accessibility
through the site. The proposed development will realise the phased regeneration and renewal
of underutilized, vacant and brownfield town centre lands through a mixed-use regeneration
scheme that is of transformational scale and nature constituting an exemplar of urban design,
renewal and regeneration. The proposed development and associated investment will also
crucially give catalytic effect to the regeneration potential of the wider surrounding town
centre area with significant potential to activate and leverage the private sector in the
regeneration of other town centre opportunities. The proposed Part 8 development in respect
of phase 1 will achieve multiple benefits including:
▪
▪
▪
▪
▪
▪
▪

Reduction in vacancy and obsolete buildings
Bringing under-utilized core town centre lands into productive use
Enabling a thriving Business, Enterprise and Innovation ecosystem
Supporting opportunity arising from Brexit.
Creating new and high-quality public realm and enabling civic and community activity
alongisde cultural and artistic expression within the urban environment.
Providing useable, adaptable outdoor public spaces to respond to challenges around the
public health environment and need for social distancing.
Enhancing pedestrian and cyclist connections throughout the site for seamless
accessibility and thus enabling modal shift and providing transportation choice for
people.
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▪
▪
▪
▪
▪
▪

Delivering a key phase of the wider LK Green Connect for walking/cycling/parkland
infrastructure threading throughout the town centre.
Increasing footfall in the town centre and activating spin-offs for local businesses.
Contributing to a more competitive and vibrant town centre.
Establishing a high-quality benchmark for town centre regeneration.
Strategically enhancing the connections between the historic Main Street/ Ramelton
Road and existing town centre functions occurring East of Pearse Road
Integrating sustainable and efficient construction methods to integrate Sustainable
Urban Drainage Systems, a rainwater harvesting system, roof top garden/open space
and high energy performance building to respond innovatively to the climate crisis.

It is being brought forward with high grade active travel infrastructure provision within the
site, an adaptive mobility management plan for users of the development and detailed
permeability which connects the site with the existing pedestrian infrastructure within the
town. Critically it is being brought forward in the context of a concept Masterplan for the
regeneration of adjoining lands and a wider Regeneration Strategy for Letterkenny Town
Centre towards 2040. It is future proofed in relation to its town centre siting, design,
permeability, active travel and connectivity options in the context of key infrastructural
projects being progressed within the town centre environment such as the Transport Hub and
LK Green Connects. It is strongly aligned with the National Government priorities for Compact
Growth, Compact Growth, a Strong Economy supported by Enterprise, Innovation and Skills,
Sustainable Mobility and Transition to a Low Carbon Society alongside driving Letterkenny
towards a strong and competitive Cross Border Regional Growth Centre. It is considered that
in this context, there is a prima facie case for departure from standard car parking provision
as provided for in the statutory Development Plan and recommended by Guidelines and
standards towards the adaptive, smart and sustainable model of development herein
proposed.
Otherwise it is noted that all development scenarios set out in the Guidelines and standards
recommended appropriate provision for disabled parking and that is catered for within the
scheme.
6.9

Site Access Management

The proposed development shall be managed by Donegal County Council and the Donegal
2040 Strategic Development Designated Activity Company (DAC) and this will include
management of the limited access arrangements.
6.10

Road Safety Audit

TII Publications GE-STY-01024 and GE-STY-01027 refer. These documents set out the
requirements for and the circumstances at which audits shall be undertaken. These are
schemes on national roads which result in new road construction or permanent change to
the existing road or roadside layout. The proposed development is not located on a National
Road or Strategic Road and will not result in new road construction of permanent change to
the existing or roadside layout. The development avails of an existing development access. A
mandatory RSA is not required.
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These technical documents set out the Stages of RSA. Stage 1 may be completed at
preliminary design stage, however there is scope for discretion and for Stage 1 and 2 to be
combined at detailed design stage in respect of some minor schemes and depending on
type, size and complexity of a scheme. It is considered that the proposed development is a
minor scheme which presents limited considerations in related to type, size and complexity.
The development avails of an existing access and will facilitate only limited vehicular entry
associated with emergency and service vehicles and disabled/age friendly parking. It is not
considered that there are any grounds for requiring a discretionary Stage 1 Audit at this
stage. The design has been completed in accordance with DMURS and a discretionary
combined Stage 1 and 2 RSA will be completed at detailed design stage. A Stage 3 and 4 RSA
will be completed post construction and then in the early stages of operation if required.
Otherwise it is noted that as the development does not access a Strategic road an RSA is not
required in accordance with Policy T-P-8 of the County Development Plan, 2018-2024 (as
varied).
7.0

Summary & Conclusions:
This report examined the catalytic and exemplar characteristics of the proposed
development to lead town centre regeneration and compact growth and to establish the
merits of future operational performance in relation to smart, sustainable and active travel
options by reducing travel demands, maximising the efficiency of the transport network,
reducing reliance on fossil fuels, reducing transport emissions and improving accessibility.
It also assessed the development’s internal layout; car, cyclist and pedestrian facilities; and
servicing arrangements.
The purposes of the report was to provide reasoning as to why the provision of car parking
in accordance with the standard requirements of the County Development Plan, 2018-2024
(as varied), and a Traffic & Transport Assessment (TTA) in accordance with TII Publication PEPDV-02045, is not required and would not be appropriate in respect of the proposed
development
The main observations and conclusions of this report are as follows:
1. The proposed development will not generate excessive vehicular traffic flows
impacting the road network and junctions within the vicinity of the site as a result of
the fact that the site provides limited access arrangements from the Pearse Rd only
for service and emergency vehicle access and disabled and age friendly courtesy
parking only. This is an existing entrance and the movements will be comparable to,
or lesser than, those associated with the former use of this access and the ESB retail
shop, offices and compound. Accordingly, as there is no material traffic generation
there is no requirement for a TTA. The development does not otherwise propose
access to a Strategic Road and therefore in accordance with Policy T-P-8 of the
County Development Plan 2018-2024 (as varied) there is no requirement for a TTA.
2. Letterkenny Town Centre possesses plentiful, low cost/free and convenient car
parking within the wider town centre environment. The parking capacity of the
town centre is monitored by real time information and it is generally accepted that
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3.

4.

5.

6.

7.

8.

9.

10.

it is rarely, if ever, at capacity or under pressure. The site adjoins or is within
walking distance of multiple car parking facilities consisting of: on street, public car
parks and car parks habitually open to the public. The development will be
supported by a Mobility Management Plan which will support the use of these
wider town centre car parks with evidenced capacities as one part of a suite of
measures to ensure active and smart travel options and multi-modal choice.
The County Development Plan, 2018-2024 (as varied) and certain National
Guidelines and Standards allow for departure from standard car parking provision in
certain circumstances. Policy T-P-13 of the said County Development Plan refers.
This development proposal meets those requirements and is therefore brought
forward within the statutory provisions of the Plan. Accordingly no issue of
materiality arises.
The development is being brought forward as an exemplar of urban design, renewal
and regeneration within the context of an overarching regeneration strategy for
Letterkenny Town Centre towards 2040. It is being brought forward in line with
National Priorities for Compact Growth, Climate Change, Sustainable Mobility and
Strong Economic Growth in accordance with Project Ireland 2040 and is being
advanced under the Urban Regeneration and Development Fund.
The design concept is deliberately targeted towards ‘place making’ and the creation
of public realm and space with high grade connectivity and permeability not just
with the existing pedestrian infrastructure of the town, but also providing enhanced
infrastructure which informs better travel options, modifies behaviour and future
proofs the development in the context of other key regeneration interventions
being planned and progressed in the area of LK Green Connects and the Transport
Hub. The overall proposal is supported by a Mobility Management Plan which will
be reviewed and adapted to respond to improvements in transport and travel
options.
The further development of the Transport Hub and LK Green Connects project
within the wider Regeneration programme for the Town is secure having received
significant funding under the URDF in 2021 and the development of these projects
will continue in 2022. It is strongly anticipated that when the proposed
development is operational at the end of 2024 it will be supported by additional
active travel and smart travel interventions which have been delivered or will be
scheduled to come online within a short to medium term. This position will
continue to improve in the 5 to 10 year scenarios post development towards 2040
and the Mobility Management Plan is tailored to respond to these changes.
The proposed provision of bicycle parking within the development and including
disabled-accessible car parking spaces complies with Local Authority development
plan standards and with relevant Guidelines.
Clear forward distance sightlines and visibility splays are achieved in accordance
with the requirements of the Design Manual for Urban Roads and Streets and the
County Development Plan, 2018-2024 (as varied).
Swept path analyses have been conducted for cars manoeuvring within the
proposed development, as well as for a refuse vehicle and a fire tender. These
indicate that the design of the development access and its internal layout can
accommodate these vehicle movements in forward gear where required.
This report indicates that the proposed development can be supported by the
existing road infrastructure and town centre parking provision, and that the
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development access design and internal layout are fit for purpose and comply with
the Design Manual for Urban Roads and Streets.
11. Having regard to the limited scale, nature and complexity of the scheme particularly
in the context of limited and controlled vehicular traffic within the site it is
considered that the discretion permitted by TII Publication GE-STY-01027 is
appropriate and that a Stage 1 and Stage 2 Road Safety Audit can therefore be
completed at Detailed Design Stage with a Stage 3 Road Safety Audit carried out on
completion of construction and a Stage 4 Audit if required carried out during early
operation of the development. The development does not otherwise propose
access to a Strategic Road and therefore in accordance with Policy T-P-8 of the
County Development Plan, 2018-2024 (as varied) a mandatory RSA is not required.

8.0

Mobility Management Plan
8.1

Scope

This plan is being prepared as a transportation demand management tool for the proposed
Strategic Urban Regeneration Site (SURS) Phase 1 development and specifically the Alpha &
Beta enterprise and innovation proposals. This has the aim of reducing car use and the need
for car use by users of the development, by increasing the attractiveness and practicality of
other modes of transport and by reducing the need to travel.
The MMP targets set out herein will take account of future potential improvements in
sustainable transport infrastructure over and above those currently in operation. In this
context the MMP will set targets into the future which will be flexible and reflective of the
maximum achievable modal split at any time dependent on a variety of factors including
actual local infrastructure and other facilities available.
This Plan aims to:




Reduce the dependence on the private car as a means of travel;
Discourage the use of the private car in those circumstances where car use does
occur; and
Increase and facilitate the number of people choosing to walk, cycle or travel by
public transport to/from the development.

Thus based on the above, the Plan is a statement of the broad objectives in respect of
Mobility Management as a whole. The Plan sets out targets and objectives along with the
mechanisms, including both hard and soft measures, which could be put in place to support
a positive modal shift.
At this stage the Plan is intended to be preliminary and will be revised accordingly once
more detailed information regarding the final occupiers become available. Moving forward
therefore, the Plan will continue to be regularly updated based on experience gained from
its implementation and operation. Reviews will be held on a regular basis in consultation
with the managers and users of the development.
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8.2

Objectives of the MMP

Parking:
A central problem facilitating travel by car is the provision of car parking. It is therefore an
objective of this development and MMP to limit the level of car parking on site to disabled
and age friendly courtesy parking only. It is noted that there are a presently large number of
alternative parking options for users or visitors to the development within the wider town
centre environment and within short walking distances of the site and that these facilities
have daily capacities available. In a short to mid-term future scenario this development site
will then be served by high grade active travel infrastructure, enhanced local transport
services and a new transport interchange.
It is therefore an objective of this MMP to ensure that sufficient cycle parking is provided to
meet demand at the site to ensure cycling is considered a viable option where possible.
Car Travel & Occupancy
It is an objective of this MMP to minimise the numbers using private cars and in cases where
it does occur, to increase the number of people travelling as passengers.
Bus
There is currently a limited and infrequent local bus service serving the Town and its
environs. However significant consultation and collaboration has taken place to date and is
ongoing with the National Transport Authority (NTA) on developing a new public transport
offering for the town. An enhanced public transport system would aim to improve the
attractiveness, reliability and accessibility of the public transport offering in the town for all
end users. The review and process currently under way and ongoing seeks to ensure that
routes are optimised to meet passenger demand taking account of the existing town centre
traffic regime, the proposed identification of a new Transport Hub, key origins and
destinations and integration with active travel infrastructure provisions.
It is an objective of this MMP to inform of any changes to service provision and new services
that come on line.
Cycling/Walking
The subject is presently service by moderate pedestrian and poor cycling infrastructure,
however significant improvements are planned for the near future and delivery is
commencing in 2022.
It is an objective of this MMP to promote cycling/walking as a viable means of transport and
to facilitate their use wherever possible.
8.3

Modal Split

Within the Northern and Western Regional Assembly Area the use of sustainable modes of
transport was 21.3% and 8% less than the state average in 2016. Consultation findings
during the preparation of the Regeneration Strategy found that for 46% of respondents work
was the main trip attractor and 86% use the car to reach their destination. There is therefore
much room for change towards greater sustainability particularly as modal choice options
come on line and better alternatives exist. Once the development is occupied it is proposed
to carry out detailed travel surveys after 6 months in order to establish a more detailed
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picture of travel patterns at the site, particularly in the context of the improvements which
are planned and are likely to have started to come on line.
8.4

Specific Measures

Management responsibilities at the development will include mobility management and
travel co-ordination. This will include:








Conducting travel surveys at regular intervals once the development is completed
and operational to provide detailed and up-to-date information on travel habits
which can be used to develop new strategies that encourage travel by alternate
modes;
Implementation of various schemes/plans aimed at encouraging the uptake of more
sustainable means of travel;
Acting as an information point;
Setting up an administering registers for particular measures such as taxis if the
need arises;
Ongoing promotion and marketing of the MMP through various mediums; and
Evaluation and adaptation of the Plan in light of experience.

Car Sharing
Management will ensure that car sharing is promoted throughout via schemes such as
establishing a car sharing database or encouraging the use of existing car sharing services, an
action which forms part of the Smarter Travel Workplaces programme. Staff will be able to
avail of this service in order to get in contact with other people who are travelling to and
form similar destinations with the aim of sharing the costs and increasing the number of
people travelling as passengers.
Taxis also provide an opportunity for people who require the flexibility of car travel while
also removing the requirement to travel to and from work via the car. Information on local
taxi services will be provided and the possibility of negotiating deals/discounts with
providers will also be investigated.
Bus Use
Management will encourage and facilitate the use of the numerous bus facilities operating
in the local area and any future services that may come on line. Timetables and information
on bus routes, ticket prices etc will be kept at reception at all times and made available.
Management will also promote and distribute information on any special tickets available.
All information will be updated on a regular basis, with staff/users of the Alpha and Beta
developments being informed of any changes to services.
Management will also keep in contact with all service providers with the aim of
improving/creating new services locally where possible. The possibility of having local
service providers set up within the vicinity of the site at various times in order to promote
their services and any special offers available will also be investigated.
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Cycle and Pedestrian Facilities
The proposed development includes the provision of a minimum of 120no. bicycle parking
spaces, which are sheltered, safe and secure. These facilities will be integrated throughout
the scheme for users of the development and visitors alike with publicly accessible facilities.
Management will continue to promote cycling through various schemes and promotions
which may include:






Cycle to work week
Cycle safety training
Site visits from trained mechanics to check/repair bikes
On site pool bike scheme
Provision of high visibility vests

Management will also investigate the possibility of setting up a ‘buddy’ cycle database,
where people choosing to begin cycling can get in touch and travel with more experienced
cyclists with the aim of increasing confidence and safety. Further schemes such as the cycle
to work scheme will also be continually promoted at the development.
Similarly, walking will also be promoted through various schemes such as the Pedometer
challenge, as part of the Smarter Travel Work Place Programme.
Use of Technology
Recent advancements in technology present a number of additional opportunities in relation
to encouraging positive modal shift. As part of this MMP staff at the completed
development will be informed of a variety of potentially useful tools including the following:








The NTA Journey Planner – Available on the NTA website and as a downloadable
app, the journey planner provides a comprehensive list of travel options available
from any origin/destination point in the country. Most notably, this is not limited to
a single mode of travel and includes routes which consider multiple modes and
multiple public transport services while also providing details such as journey times
and distances for each option;
Public Transport Providers – Each of the major public transport providers, including
Bus Éireann now have their own dedicated app that can be downloaded to a
smartphone and/or tablet. These contain detailed information on all services offered
including timetables and also allow for real time up-dates on changes or disruptions
to services;
RealTime Ireland – An application available for download to smartphones and
tablets, this app provides real time arrival and departure listings for a range of public
transport options from major rail stations to individual bus stops. This app also links
with the aforementioned NTA Journey Planner to provide a compressive travel
planning tool;
Taxi Apps – There are various apps available at present which simplify the process of
booking taxis considerably to provide a much more accessible service.

The above are just a few examples of the services available which would be of significant use
in promoting more sustainable means of transport. The availability of such services will be
promoted amongst employees on a regular basis and information on any new services that
become available will also be provided.
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8.5

Summary

Overall, the location of the proposed development, along with the measures considered, will
aim to ensure that travel by public transport, by bike or by foot is a preferred alternative to
travel by private car for a significant portion of travellers.
8.6

Monitoring

A critical part of any MMP is ongoing monitoring. It is proposed that an initial evaluation of
the operation of the plan will take place 6 months into its operation. The plan will be
appropriately adjusted at that stage based on the results. The MMP will be monitored and
regularly reviewed on a minimum yearly basis with regular travel surveys being carried out.
In particular the demand for cycle parking at the site will be closely monitored with a view to
increasing the amount as required. In general, the overall plan will be refined based on
experience and consultations with the respective stakeholders.
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APPENDIX A:

The site layout for the proposed development (Site Layout DWG No:
LKSURS/0011 refers).
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