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Athboy W ritten Statem ent
Settlement
Position in Settlement Hierarchy

Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education

Community Facilities

Natura 2000 sites

Strategic Flood Risk Assessment
(Meath County Development Plan
2013 – 2019)

Athboy
Small Town - developed on a local,
independent and economically active basis
under the influence of large towns in
Meath and has a strong tradition serving a
large
rural
hinterland.
The broad
approach of the Development Plan for
Small Towns is to manage growth in line
with the ability of local services to cater
for growth and respond to local demand.
Level 4 retail centre
2,397
159 No. Units
319 No. Units
Primary School (O'Growney National
School), a Secondary School (Athboy
Community School),
a Montessori School (Athboy Childcare
Centre).
Health centre and three chemists, a
Parochial Hall (St James’ Hall), a Macra
na Feirme Hall, a Post Office, a Credit
Union, a Garda Station, a graveyard,
GAA grounds, a soccer pitch and
basketball and tennis courts, a library
and two churches.
The Athboy River flows through the
town which is a tributary watercourse of
the River Boyne. The river forms part of
the River Boyne and River Blackwater
Natura 2000 network and is both a SAC
and SPA.
No SFRA Required. Implement Flood
Risk Management policies from CDP

Goal

To consolidate and strengthen the town through the provision of a well-defined
and compact town centre area, the promotion of a range of land-uses to support
the residential population of the town and its role as a ‘service centre’ to the
surrounding local area and through the enhancement of the considerable built
heritage of the town by public realm improvements and tackling dereliction and
underutilised properties.

01 Town Context

Athboy is located in the ‘Kells Electoral Area’ towards the west of County Meath in close
proximity to the border with County Westmeath. From a strategic regional context, Athboy is
situated approximately 17km from Navan, 12km from Kells and 11km from Trim. It is located
at the convergence of a number of National, Regional and Third-Class Roads, specifically the
N51 National Secondary Road, connecting Drogheda to Devlin, the R154 Regional Road
connecting Clonee to Crossdoney, County Cavan via Trim and Oldcastle, the R164 Regional
Road to the north of the town connecting it with Kells and Kingscourt, and a number of Third
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Class Roads connecting Athboy to surrounding towns and villages such as Ballivor,
Clonmellon, Delvin, Dunderry, Kildalkey, Oldcastle and Rathcairn. These routes provide
Athboy with efficient connections to the surrounding larger towns of Kells, Navan and Trim.
The amenity, heritage qualities and character of Athboy are largely derived from its historical
evolution. The town possesses a relatively compact and legible town centre area arranged
along an elongated Main Street encompassing many of the town’s key buildings with diverse
building styles, some dating from the 18th century. These consist mainly of commercial,
institutional, office, residential and public buildings. This creates an attractive built
environment.
In more recent times, the town has experienced a significant level of greenfield development
particularly along its main approach roads, specifically the Connaught, Delvin, Dunderry,
Kells/Navan and Trim roads with significant residential schemes characterising the majority of
this development. A certain amount of brownfield and backland re-development has also
occurred, specifically along Connaught Street and the former Railway Station area. However,
the backland areas of Main Street have not experienced any significant coherent
redevelopment and largely retain their 19th Century footprints. There have also been a
number of refurbishments of existing premises along Main Street, Connaught Street and
Lower and Upper Bridge Street. However, there has been only a limited level of uptake on
the lands identified for enterprise and employment uses off the Trim Road.
The town enjoys a strategic location in a substantial and productive agricultural hinterland to
the west of the County and extending into eastern areas of County Westmeath. Its main
function and role is to serve as a service centre for this significant agricultural sector and to
cater for the weekly shopping needs of this population. However the relative proximity to
Dublin and the surrounding towns in the County has allowed for a commuting pattern to
emerge with an obvious leakage of associated expenditure to areas outside of Athboy.
The strategy pursued in this Development Framework will seek to conserve and enhance the
impressive built heritage of Athboy through the sensitive treatment of any infill development,
the conservation of key buildings on each side of Main Street and the encouragement of
compatible developments and land uses in Athboy. As provided in the overall goal for Athboy,
the consolidation and strengthening of the town and its commercial core is of paramount
importance to support the growing residential population and the wider rural hinterland.
The Development Framework will also seek to;
•

provide for a high-quality landscape, active and passive open spaces and include
provisions to improve the public domain generally;

•

provide for appropriate community, childcare, educational and recreational facilities;

•

create unique, clearly identifiable and memorable areas consistent with, and
protective of, the town’s existing character;

•

develop a strong local economy and create appropriate land-use planning conditions
that will contribute to the creation of employment opportunities locally;

•

allow for an environment that is clearly understood and useable by the existing and
proposed community, including employees, residents and visitors alike, and;

•

improve local public utilities services and infrastructure by catering for future
development in the town centre.
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02 Water and Wastewater Services

Water: Athboy is supplied with potable water from the Athboy Water Supply Scheme (WSS).
In addition to supplying Athboy, the Athboy WSS also serves Kildalkey and Rathcairn. A
secure potable water supply is required to serve existing developments and to facilitate
further development. The capacity of the Athboy WSS is 12,500 Population Equivalent (PE)
with 11,000 PE currently subscribed.
Wastewater: The Athboy Sewerage Scheme was recently upgraded and the capacity of the
wastewater treatment plant was increased to a total design capacity of 5,800PE of which
4,000PE is currently subscribed. The Athboy Sewerage Scheme also serves Rathcairn. There
is capacity of 600PE reserved for Rathcairn village (if required).

03 Land Use

Due to its historic origins as an Anglo Norman walled town, Athboy has developed with a
strong & compact urban form in its town centre area comprising of Main Street and Upper
Bridge Street with a strong retailing base for a town of its size. In recent years development
pressure has resulted in the growth of Athboy extending out onto greenfield sites towards the
edge of the town particularly in relation to new residential development along the Oldcastle,
Kells and Mullingar Roads. A new Business Park has been developed along the Trim Road and
it is intended that future industrial and businesses with larger floorspace requirements be
encouraged to locate on available sites in this business park. In addition, the ‘MacCann &
Byrne’ site is considered an inappropriate industrial / enterprise land use currently in the
centre of the town which will be encouraged to relocate to more appropriately zoned land in
the Business Park. The future development strategy of the town will consolidate new
residential development (Phase 1 lands) to being as close as possible to the town centre area
on a sequential basis thus promoting sustainable land use where walking, cycling and public
transport uses can be promoted. Meath County Council will support the proposed relocation
of the playing pitch facilities associated with Clann na nGael GAA club to a new site on the
north eastern edge of the town given the growing needs of the club and the site restrictions
on their current grounds along the Kells Road.

04 Residential Development

Older terraced and semi-detached developments have been integrated in the town centre,
specifically Connaught, Lower and Upper Bridge, and O’Growney Streets. As the town grew in
the more recent past, the scale and form of the residential developments have changed to
lower density suburban type developments located on the approach roads to the town.
The site layouts of some older residential developments are not conducive to passive
surveillance of internal pedestrian and cyclist movements or open spaces. Additionally, poorly
paved pedestrian routes linked to the town centre, where pedestrians and cyclists share road
space with motorised vehicles, as well as badly laid-out and maintained public open spaces,
have resulted in some poor quality residential environments through-out the town.
The aim of this Development Framework is to ensure that there is adequate land available in
appropriate locations for housing, complemented by clear policies regarding any future
development proposals to construct additional houses. The availability of housing, catering
for a range of household needs, is important for sustaining communities in smaller urban
settlements such as Athboy and enhances the quality of life for their occupants. Residential
development will be accommodated in the areas zoned for residential use and also in the
town centre area preferably as part of mixed use schemes.
Athboy has not experienced a significant level of Local Authority social housing in the past
with the only notable exception being the residential development of ‘Coille Dios’ constructed
in the Townparks area to the north of the town comprising of approximately 57 no. dwellings.
This is considered to be a comparatively low level of provision in relation to the overall
number of households in the town. Ultimately, future private residential developments should
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be encouraged to provide for a broad mixture of household types. It is also noted that the
Local Authority purchased additional lands for residential development purposes to the north
of the town, consisting of approximately 18 hectares. Plans for the development of these
lands are currently pending.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 319 units to Athboy over the 2013 – 2019 period. In addition, Table 2.5 indicates
that there are a further 159 units committed to in the form of extant planning permissions.
These sites with the benefit of extant planning permission are identified on the land use
zoning objectives map. The principal sites in question pertain to an extension to the Turry
Meadows development off the Oldcastle Road and a large development off the Ballivor Road
to the south west of the town.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 319 no. units provided for under the Core Strategy. This followed the carrying
out of an examination of the lands previously identified for residential land use in the 2009
Athboy Local Area Plan and still available for development. The lands which have been
identified for residential land use arising from this evaluation largely arise following the
application of the sequential approach from the Main Street outwards. It was considered that
the other sites which were previously identified for residential development in the 2009 Local
Area Plan were less favourable on the basis of their identified flood risk, peripheral location
relative to the town centre or lands being land locked with no obvious or deliverable access
available. The only exception to this is the proposed relocation of the GAA grounds (Clann na
nGael) on the Navan Road which presents a considerable planning gain to the local
community. It was considered prudent to retain the residential land use zoning objective
which previously applied to the existing GAA grounds. All other lands are identified as a Phase
II and are not intended for release in the life of this County Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses

Athboy is identified as a Level 4 retail centre in the County Retail Hierarchy. Given Athboy’s
extensive hinterland and the population of the town, it has a noted range of commercial and
retail services. Commercial and retail development in the town currently comprises of both
convenience and comparison services. The range of services offered includes a significant
number of boutiques and clothes shops, convenience retail shops, a hotel, a significant
number of public houses, financial institutions, a post office, hardware shops, a Garda
Station, and numerous retail service shops, such as butchers, chemists, florists, hairdressers,
gift shops, restaurants, cafés, beauty salons, furniture stores, dry cleaners, solicitors, a
veterinary surgery, and a number of garages and petrol filling stations. There are also a
number of vacant retail shops in the town centre along Main Street.
Athboy’s retail and commercial areas are located along Main Street, Lower and Upper Bridge
Street, O’Growney Street and Connaught Street. Any future commercial and retail
development should be directed into the town centre thereby facilitating multi-purpose trips.
This could include the change of use of some existing residential properties in the town
centre, particularly those along Main Street, in order to retain the centre as the core retailing
area of the town. This would aid in the consolidation and strengthening of the existing
retailing base of Athboy.
To cater and provide for the possible growing population base, as well as the town’s role as a
significant service provider for the surrounding rural area, Athboy will need to retain and
expand upon its commercial and retailing functions over the course of the Development Plan
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period. Any future commercial and retail development should be directed into the town centre
thereby facilitating multi purpose trips. This would aid in the consolidation and strengthening
of the existing retailing base of Athboy. Future commercial and retail development will need
to respect the existing vernacular design traits evident in the town in order to protect its
character and that of the Architectural Conservation Area (ACA) that it is situated in. The roof
pitches, façade and fenestration details must respect this setting.

5.1 Future Business and Enterprise Development
There is a notable business and industrial base currently in existence in Athboy. Having
regard to the nature, role and scale of the town, the strategy for economic development in
Athboy must focus on the achievable delivery of local services, and potential employment and
enterprise generation. There are lands still available in the Trim Road Business Park to
accommodate employment generating uses; therefore the identification of further lands for
employment use is not required at this time. These lands allow for the relocation of existing
non-conforming and incompatible businesses in the town. There is one business site in the
town’s boundary which is considered to represent a nonconforming use; namely MacCann &
Byrne’s, building construction suppliers. The Council will favourably consider the appropriate
redevelopment of this site for uses which are consistent with the planning policies and
development objectives of this Development Framework. Planning permission was previously
granted for the relocation of the use to the more appropriate location of the ‘E2’ (Category 3)
zoned lands located at the Trim Road Business Park. The Planning Authority has identified 7.9
hectares of lands for “E2” General Enterprise & Employment (Category 3) off the Trim Road.
It is considered that this is more than adequate to cater for the projected employment needs
of Athboy during the life of this Development Plan. A further 9.3 hectares have been
identified to the north east of same for Phase II if required to be released during the life of
this Development Plan.

06 Community Facilities & Open Spaces

Currently, the town contains a significant number of community-related facilities, namely a
primary school (O'Growney National School), a secondary school (Athboy Community School),
a Montessori school (Athboy Childcare Centre), a health centre and three chemists, a
parochial hall (St James’ Hall), a Macra na Feirme Hall, a Post Office, a Credit Union, a Garda
Station, a graveyard, GAA grounds, a soccer pitch and basketball and tennis courts, a library
and two churches. If Athboy is to experience any additional growth, it is essential that these
community facilities be maintained and augmented to cater for all age groups.
Facilities for community development allow for social interaction and engagement, and are an
important part of any town. Building strong, inclusive communities is a key element in
achieving sustainable development objectives, a core policy of this Development Framework.
Sustainable communities require not only economic development, but also the provision of,
and access to, community support, education and health services, amenities and leisure
services and a good quality built environment. Communities also require opportunities to
meet, interact and form bonds, essential prerequisites to the development of a sense of place
and belonging.
A significant number of community groups are active in Athboy providing a strong public
voice to the proper planning and sustainable development of the town. As a result, youth
facilities and useable public open spaces are evident and are continually developing in the
town.
Athboy enjoys notable and frequently more subtle environmental qualities, specifically the
Yellow Ford River, the town’s unique built heritage such as the St James’ Church of Ireland
ecclesiastical complex, the high amenity lands surrounding Danes Court, the Fairgreen, the
numerous pedestrian walks associated with the river and the Townspark, and the significant
amount of tree stands within the town’s development boundary.
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The town is also well served by community amenities encompassing GAA, soccer and
basketball and tennis courts and contains a locally equipped Children’s Play area in the
Townparks area. The GAA facilities currently available in the Development Framework area
are noted as constrained for further expansion, commensurate with local demands, at the
current location.
Athboy is well served by active and passive recreational and community amenities that largely
maximise and appropriately utilise natural and man-made environmental assets, and are also
well interlinked. A comprehensive open space network is also being developed for the
Townparks area, which will allow for a greater level of amenity for local residents while this
Development Framework also identifies safe pedestrian walks in the town to ensure that
Athboy is both pedestrian friendly and permeable.

07 Heritage

The rich archaeological, built and natural heritage of the area both comprising of and
surrounding Athboy are important resources that must be protected and enhanced to add to
the local sense of place and belonging, and also to increase the attractiveness of the area to
tourists and visitors. The protection of these resources and presentation of their heritage
value are key considerations in this Development Framework. All development objectives and
planning policies have been formulated with a view to improving the overall quality of their
context and setting.

7.1 Archaeological Heritage

Athboy contains two sites of archaeological interest. The town centre area outlines the initial
early development of the town comprising of Connaught Street, Main Street, and Lower and
Upper Bridge Street. The second zone of archaeological interest surrounds the complex of
buildings of Danes Court to the south of St James’ Church of Ireland. The town also contains
approximately 13 items identified on the Sites and Monuments Record (SMR). These items
highlight the extensive length of human occupation in the town and are arranged around a
number of separate historical areas, specifically Danes Court, the St James’ Church of Ireland
ecclesiastical complex, St James’ Holy Well and the town’s former defences located along
Main Street and the Kildalkey Road.
Developers are advised to consult archaeological maps, which are available for consultation
from the Planning Authority and on the website of the National Monuments Service
(www.archaeology.ie), in order to ascertain whether their site is located within a known area
of archaeological potential. All Planning applications should have regard to the Heritage
Council’s ‘Archaeology and Development: Guidelines for Good Practice for Developers, 2000’.

7.2 Built Heritage

There are numerous buildings and structures of historical significance in Athboy. Athboy has
42 structures listed on the Record of Protected Structures (RPS) contained in this
Development Plan. Volume I shall be consulted in relation to the policy framework for
assessing development proposals relating to such structures. Furthermore, there are
numerous structures within the Development Framework boundary that have been
recommended for protection by the Department of the Environment, Heritage and Local
Government’s National Inventory of Architectural Heritage (NIAH) compiled in 2004. The
continued protection of the built heritage of Athboy is intrinsic to the sustained success and
viability of the town.
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7.3 Architectural Conservation Area

Athboy contains an Architectural Conservation Area (ACA) encompassing the majority of the
centre of the town (See Map 9.2.2 of the Meath County Development Plan 2013-19). The
ACA extends from Lower Bridge Street to O’Growney Street and includes all of the town
centre’s land plots on both sides of the Main Street. This designation recognises the special
significance of the built heritage which characterises Athboy and that care must be taken with
regard to any future proposals in this area. The Planning Authority will continue to ensure
that all future changes will enhance, rather than detract from, the character of this area and
its setting.
Information on ACAs is set down in Section 9.6.12 of this County Development Plan. Further
information on Athboy ACA is detailed in the Character Statement which is available on the
Council’s website (http://www.meath.ie/CountyCouncil/Heritage/ArchitecturalHeritage)

7.4

Natural Heritage

Athboy and the surrounding environs are characterised by significant environmental assets,
none are designated at national or local level. The Athboy River flows through the town which
is a tributary watercourse of the River Boyne. The river forms part of the River Boyne and
River Blackwater Natura 2000 network and is both a SAC and SPA. The Athboy River flows
into the River Boyne approximately 9.2km to the southeast of the town. A sustainable
approach to future development is needed to protect and conserve the considerable diversity
evident in Athboy.
There are a number of significant tree stands and hedgerows in and around Athboy which
should be retained and incorporated where possible into any future development proposals in
the town. These are identified on the accompanying land use zoning objectives map.
The topography of the landscape surrounding Athboy is generally flat. As a result only one
notable view and prospect has been identified. This view and prospect of special amenity
value includes:
•

A view running from north to south from the northern extremity of the Townparks area
into the floodplain of the Yellow Ford River and the open space area to the rear of those
buildings to the north of Main Street.

This view has been identified on the accompanying land use zoning objectives map.

08

Movement & Access

8.1 Roads

Athboy lies within easy reach of Navan, Trim and Kells, being located in the west of County
Meath. As a relatively large urban area, it is important that Athboy maintains good
transportation linkages to surrounding urban and rural areas, which is a key factor in
attracting future economic and residential populations.
The Main Street is recognised as a constrained route which caters for local and regional
traffic. This traffic is a mixture of heavy goods vehicles (HGVs), bus and utility service
vehicles, as well as regional and local car traffic. Traffic is observed as relatively significant
and constant throughout the day, particularly at peak times. It is an objective of this
Development Framework to provide for an N51 bypass of Athboy. This route will serve to
improve through traffic movements and consequently the environment and streetscape of the
centre of Athboy.
The principal entrance routes to Athboy and Main Street are heavily trafficked and
environmental improvements and traffic calming measures are required to facilitate an
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improved townscape and environmental quality. Such improvements include upgraded
pedestrian pathways, cycleways, textured surfacing, tactile paving (excluding tarmacadam)
and improved road markings and signs for all users. Such improvements can be appropriately
progressed in conjunction with the current tree planting and public improvement initiatives in
Athboy, many of which are currently driven by a pro-active Tidy Towns Committee.
In February 2013, Meath County Council commenced works on a road improvement scheme
along the Main Street through Athboy. The scheme, on completion, includes the construction
of approximately 2 km of a pavement overlay and pavement reconstruction. Kerbs and
footpaths will be replaced in some areas together with the upgrading of the existing drainage
network, which will improve the surface water drainage on the Main Street. Road safety
measures at the newly built Community School will be enhanced by the introduction of a new
controlled pedestrian crossing between the Trim Road and the school. Also included is
ducting in road-crossings to facilitate future ESB networks and public lighting work.
In order to improve vehicular and pedestrian safety along the principal routes of Athboy, it is
important that public lighting needs are provided to an adequate standard particularly on new
access points indicated to serve zoned lands. It is also of critical importance to the vitality and
accessibility of Athboy that permeability is enhanced between existing and all future
development proposals. The creation of pedestrian and cycle priority will aid in the promotion
of sustainable travel patterns in the town area.

8.2 Pedestrians & Cyclists

Pedestrian paths are provided mainly in the central area and throughout the town in a
piecemeal fashion. They also vary in surface quality and do not all link in one cohesive
network. This is particularly true of the newer residential areas, where a number of
pedestrian areas are uneven and difficult to traverse, particularly for elderly, wheelchair and
pram users.
It is essential to provide quality pedestrian permeability in Athboy to promote ease of access
throughout the area. Pedestrian comfort and quality access are essential for the area to
ensure the creation of a vibrant and safe area for workers, visitors and residents of Athboy.
As a minimum design requirement, quality pedestrian access will be required as an integrated
feature of all large development applications.
The existing pedestrian traffic signals mid-way on Main Street are considered as ideally
located with no obvious requirement for any further pedestrian crossing facilities in the town
centre at this point in time.
The existing parks and open spaces located in Athboy provide an excellent opportunity for
the strengthening of pedestrian walk and cycling routes. In order to further encourage cycling
in the Athboy area, cycle priority lane provision should also be incorporated into all major
new development applications. Sufficient space should be provided for bicycle parking to the
standards as outlined in the Meath County Development Plan 2013-2019.
A modal shift from the private car to public transportation, walking or cycling will be
encouraged throughout Athboy. Pedestrian and cyclist connectivity is desirable and therefore
new developments should allow for direct cyclist and pedestrian access to and from Athboy
centre.
Public lighting is not equitably distributed throughout the town. In order to enhance the
image of Athboy as a permeable and pedestrian safe town, it is important that public lighting
provision is reviewed and appropriate upgrading is made where required. Currently public
lighting is required along the Delvin, Fraine, Kells/Navan, Kildalkey and Trim Roads to the
80km road signs, the ‘Fosterfield’ residential area and the Fairgreen.
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8.3 Car Parking

The recommendations of the Athboy Parking Survey (2008) are considered to represent an
effective method of curtailing inappropriate parking practices in Athboy:
•
•
•

•

Short term parking only to be encouraged along Main Street and only in designated
parking spaces. No additional parking spaces are required.
Parking along Connaught Street to be limited to one side only and available for shortterm parking. Residents of Connaught Street will be provided with a parking permit.
Prohibited on-street parking to be introduced on the northern side of O’Growney Road,
extending to the Civic Recycling facility.
Prohibited on-street parking to be introduced on the southern side of O’Growney Street,
extending to the St. James’ Roman Catholic Church car park.

8.4 Public Transport

Bus Éireann provides Athboy with a bus service which serves the Dublin-Trim-Granard route
(Bus Éireann Route 111). This route offers a comprehensive all day service (Monday to
Saturday) with a limited bus service on Sunday. Although there are no designated ‘bus stops’
in the Town, services pick up and drop off passengers along the Main Street (currently at the
‘Londis’ Store) and on the Trim Road.

Strategic Policies
SP 1

To promote the future development of Athboy as a compact settlement with a
pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 3

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
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with the Planning Authority prior to the submission of any planning application
on said lands.

Policies
Water and Wastewater Services
WW POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the town within this Development Plan period.
However, the Council acknowledges that there are significant constraints on
the capacity of the existing infrastructure and may consider restricting
development in circumstances where such infrastructure is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Athboy in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development within the core town centre is at potential risk
of flooding (A1 “Existing Residential” and B1 “Town Centre” land use zoning
objectives refer) as identified on the land use zoning objectives map, any
significant extensions / change of use / reconstruction shall be subject to an
appropriately detailed Flood Risk Assessment in line with the policies (WS
POL 29 - 36) contained in Volume I of the County Development Plan.

FR POL 3

The Eastern CFRAM flood mapping and management plan when complete
and available will provide additional clarity to flood mapping and risk
management measures than was available to inform the land use zoning
objectives presented for Athboy. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
Written Statement & Volume I of the County Development Plan.

Public Utilities
PU POL

To work in conjunction with public utilities providers to increase broadband
infrastructure and speed in the Athboy area in tandem with future
development.

Land Use
LU POL 1

To promote the demarcation and consolidation of the town centre area
through the development of viable and feasible infill backland sites.

LU POL 2

To encourage new or re-developments along Main Street to contain ground
floor retail/commercial uses.

Commercial, Economic and Retail
CER POL 1

To maintain and improve the vitality and viability of Athboy’s town centre
area as the focus of all commercial and retail activity, in order to ensure
both a mixture and variety of local shopping to serve the shopping needs of
the local community.
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CER POL 2

To address the leakage of retail expenditure from the town and its
catchment by facilitating the strengthening of the range and quality of its
retail offer to allow Athboy to meet its local shopping needs.

CER POL 3

To work with the County Development Board and other relevant agencies to
promote Athboy as an attractive place for inward investment, thereby
encouraging business, enterprise and industry to invest in the town.

CER POL 4

To require and provide for the appropriate landscaping of all employment,
enterprise or light industrial developments, so that they integrate sensitively
in the natural environment of Athboy, especially adjacent to residential
development and open space areas. A landscaped buffer zone, minimum of
5 metres in depth, will be a requirement of any development proposal for
Light Industrial/Warehousing development where it adjoins another zoning
or where it could potentially injure the amenities of adjoining land uses. All
lighting proposals within 100m of a Natura 2000 sites, or those deemed to
have potential to result in adverse impacts, must undergo AA Screening.

CER POL 5

To require the preparation of a Framework Plan for the backlands to the
north of Main Street identified for ‘B1’ land use zoning objective extending
from MacCann & Byrne’s light industrial premises towards and including
Connaught Street. Any redevelopment of these lands must include provision
for a high quality usable public space area along the Yellow Ford River; have
a maximum of 50% residential development and provide an access road
connecting Main Street to Connaught Street. The visual impact of any
development of this site to the Townparks area will be determined through
the submission of a Visual Impact Assessment with any future planning
application(s). Due to proximity to the River Boyne and River Blackwater
cSAC, it is likely that this Plan will require full Appropriate Assessment. A
detailed flood risk assessment should be carried out for the element of the
MacCann & Byrne site which is contained in Flood Risk Zones A & B in
accordance with the recommendations of the Flood Risk Assessment and
Management Plan for Variation No. 2 of the Meath County Development Plan
2013 – 2019.

Community Facilities and Open Spaces
CF POL 1

To facilitate any necessary future expansion of Athboy Library, O'Growney
National School, Athboy Childcare Centre and Athboy Community School to
accommodate their future needs.

CF POL 2

To facilitate dual access requirements to facilitate further residential
development and the development of appropriate health facilities in the
Coille Díos area.

CF POL 3

Open Space:
a) To encourage and promote the development of publicly accessible river
based amenities, such as bird watching and walking, to include the provision
of benches along the river way, and fishing, through the provision of
designated fishing beats. The locations and detailed design including
construction will be informed by ecological surveys which may also inform an
Appropriate Assessment which is likely to be required.
b) To examine the possibility of extending the riverside walks where the
opportunity arises in partnership with the community and private developers.
All proposals are likely to require a full Appropriate Assessment which must
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be informed by ecological surveys of the relevant area.
c) To facilitate and encourage the preparation of a Conservation Plan for St
James’ Church of Ireland ecclesiastical site and adjoining lands.
d) To retain those areas of high amenity and open space lands surrounding
Danes Court and the Townparks free from development by reason of their
high amenity nature and sensitive locations and views.
e) To promote the retention and development of walking routes throughout
the town that are interconnected and allow for circuitous routes to be
developed. These walks will create pedestrian friendly designated pedestrian
linkages and safe walking routes, the majority of which will be un-associated
with motorised traffic. These walks include:
• To retain the pedestrian walkway currently connecting the junction of
Lower Bridge Street and the Trim Road, with the former Athboy Railway
Complex and crossing the Yellow Ford River via the iron bridge over the
River before continuing south along its southern bank.
• To retain the walkway connecting the Kildalkey Road, via Barnes Avenue,
with the Yellow Ford River and interconnecting with the pedestrian route
crossing the iron bridge over the River.
• To retain the pedestrian walkway connecting the town’s Library with
Barrack Lane, which connects Upper Bridge Street, at the Bank of Ireland
and the former National School (currently ‘Athboy Furniture Shop’) with the
iron bridge over the Yellow Ford River.
• To retain the pedestrian walkway along the northern bank of the Yellow
Ford River to the north of the town in the Townparks area.
f) To encourage the provision of additional historical and interpretative
signage, where appropriate, in order to inform visitors of the historical
importance of Athboy.

CF POL 4

To further consult with the board of the Clann na nGael GAA club to
establish the level of facilities required for Athboy GAA into the future. It is
anticipated that new GAA facilities can be provided to the northeast of the
current site as provided for under OS OBJ 1.

CF POL 5

To support and encourage the future development of Athboy Rugby Club in
its current location. In this regard a realignment of the indicative route of
the proposed Athboy Bypass shall be examined in the context of the Athboy
Rugby Club’s lands within the lifetime of this County Development Plan.

CF POL 6

To protect and retain those areas of land surrounding Danes Court and the
Townparks free from development by reason of their high amenity nature
and sensitive locations and views.

Urban Design
UD POL 1

To require all new developments in the Development Framework area to
contribute to the creation of high quality functional and well designed
environments. To achieve this, new development proposals in the town shall
be required to consider and reflect the physical, social and environmental
context of the town. Proposed uses shall be compatible with the surrounding
areas and the established character of town.
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UD POL 2

To promote the appropriate re-use, re-development, façade improvement
and re-generation of derelict sites and buildings in Athboy. The Council will
use its powers, where appropriate, in considering such sites for inclusion in
the Register of Derelict Sites.

UD POL 3

To ensure that Athboy avoids the monotony of urban sprawl, excessive and
monotonous duplication of house styles in residential developments will be
strongly resisted. The unique character, vernacular style and special setting
of the town mean that its capacity to absorb large-scale residential
developments is limited. Future developments must have regard to the local
setting and aim to create a sense of place and identity in any proposed
development.

Heritage
HER POL 1

To implement a presumption against the removal of both hedgerows and
trees during the course of developments as the Planning Authority
recognises the heritage and amenity importance of the County’s hedgerow
and tree resources.

HER POL 2

To ensure continued protection for the following natural environmental
features and allow for these features to be integrated within the overall
vision for the town:
•
•
•
•
•
•

The Yellow Ford River,
Mature tree stands,
Significant hedgerows,
The identified significant viewpoint,
Open space networks, and
Walking routes.

HER POL 3

To support access, if appropriate, to the various sites of archaeological
importance in Athboy, with the prior co-operation of the individual
landowners and to integrate, where possible and if appropriate, sites of
archaeological interest into walking trails in the town.

HER POL 4

To protect the burial grounds in the town identified in the RMP, in cooperation with the National Monuments Section of the DoEHLG, specifically
the churchyard of the St James’ Church of Ireland and the burial ground
located to the south of the Clonmellon Road.

Movement and Access
MA POL 1

To implement appropriate traffic management
improvement measures throughout the town.

MA POL 2

To reserve access points throughout Athboy to allow development of
vehicular routes to undeveloped zoned lands. Such access routes should be
so designed to be overlooked and appropriately landscaped.

MA POL 3

To provide for an integrated network of cycle ways throughout the town
where considered appropriate in order to promote more sustainable modes
of transportation.

MA POL 4

To seek the provision of adequate bicycle parking facilities throughout the
town and in all new residential developments.

and

environmental
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MA POL 5

To investigate the provision of heavy goods vehicle parking within the town’s
development boundary.

MA POL 6

To facilitate the upgrading and the provision of the identified car parking
spaces in the town as outlined in this Written Statement.

MA POL 7

To work in conjunction with National Transport Authority to provide bus
stops and accompanying shelters in the town centre to serve all bus users.

Athboy Architectural Conservation Area
ACA POL 1

To protect the character and appearance of the Athboy Architectural
Conservation Area and existing architectural features.

ACA POL 2

Future development within the Athboy Architectural Conservation Area shall
have regard to the detailed ‘Statement of Character’ guidance document
published in 2009 for the town. The Statement of Character includes
information and descriptions of the Athboy ACA outlining the specific
character of the area, guidance notes on development and exempted
development for use by residents, community members, businesses and
statutory bodies with an interest in the area.

Water Quality
WQ POL

a) To protect the water quality of the stretch of the Yellow Ford River which
passes through the town and ensure it is not compromised by any existing
or proposed developments in Athboy.
b) To require future development proposals on lands adjoining the Yellow
Ford River and its main tributaries in Athboy to include the identification of
the River’s associated riparian zone and to maintain such areas free from
development intrusion (including night lighting) as a natural environmental
feature and amenity resource.

Strategic Development Objective
SD OBJ

To develop a strong local economy by continuing to encourage the role of
Athboy as a ‘Service Centre’ for the surrounding rural hinterland and
encourage small businesses to set-up in the town by facilitating the
expansion of existing employment uses.

Objectives
Flood Risk
FR OBJ

Any re-development to the north of Upper Bridge Street / Main Street
(existing McCann and Byrne site) to facilitate the orderly expansion of the
town centre through the area identified with B1 “Town Centre” land use
zoning objective an appropriately detailed Flood Risk Assessment, which
would form part of the planning application. The Flood Risk Assessment shall
clearly assess flood risks, management measures and demonstrate
compliance with the “The Planning System and Flood Risk Management
Guidelines for Planning Authorities” (November 2009). The Flood Risk
Assessment shall have regard to the potential negative impacts which

14

Volume 5

Athboy Written Statement
developing within Flood Zones A or B could have on flood risk elsewhere,
both through obstructing flow paths and reducing floodplain capacity. The
Flood Risk Assessment shall consider the Sequential Approach within the
subject site and would typically involve allocating water compatible
development within Flood Zones A and some / all of Zone B. Where
necessary, compensatory storage should be provided. Buildings should be
sited at an appropriate finished floor level, which should be above the 1 in
100 year flood level, with an allowance for freeboard and climate change.

Community Facilities and Open Spaces
CF OBJ

To ensure that any future residential development on the lands identified for
“A2” incorporating the existing Clann na nGael GAA grounds off the N51
(Kells Road) will only be developed once sufficient relocation works, to the
satisfaction of the Planning Authority, for the GAA club has taken place onto
a new site outside of the development envelop, to the north east of the
town. The relocation shall be inclusive of footpaths and public lighting from
the town to the facility, in tandem with the first phase of residential
development. Access shall not be permissible from the N51 at a point where
the general speed limit of 80 kph applies and national policy seeks to avoid
the creation of additional access points onto national roads to which speed
limits in excess of 60 kph apply. A shared entrance to serve the lands
identified for G1 “Community Infrastructure” and A2 “New Residential” land
use zoning objectives for lands east of the Gillstown Road shall be provided
for.

Heritage
HER OBJ 1

To protect the following tree stands in the town:
a)
b)
c)
d)
e)
f)
g)
h)

HER OBJ 2

Those trees surrounding the Fair Green,
Those trees lining the Yellow Ford River’s channels,
Those trees surrounding the Townparks,
Those coniferous and deciduous trees located on lands to the west of the
Parochial
Those trees surrounding the St James’ Church of Ireland and those on the
open space area to the south surrounding Danes Court,
Those coniferous trees surrounding the GAA grounds,
Those trees to the east of the Dunderry and Kells/Navan Road junction,
and
Those trees to the south of Athboy Community School (formerly St
Joseph’s Convent of Mercy) surrounding the GAA pitch.

To retain, where possible, the following hedgerows and incorporate them
into future development layouts in the town, specifically those hedgerows
along the approach roads into the village:
a) The hedgerow to the east of the Dunderry Road in proximity to the Fair
Green,
b) The hedgerow to the south of the Fraine Road,
c) The hedgerow to the south and north of the Kells/Navan Road, and
d) Those hedgerows lining the Yellow Ford River’s channels and those on the
open space area to the south of St James’ Church of Ireland, surrounding
Danes Court.
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Movement and Access
MA OBJ 1

To undertake an overview of the level of signage in Athboy, and where
required, to augment current signage. Suitable signage to be maintained on
the current Athboy approach roads.

MA OBJ 2

To initiate public footpath upgrades in the town centre area involving the
use of textured surfacing and tactile paving in order to fully separate
pedestrian and vehicular movements to provide a safer environment for
pedestrians particularly along the Connaught Street, and the Delvin, Fraine,
Kells/Navan, Kildalkey and Trim Roads.

MA OBJ 3

To facilitate the provision of car parking improvements as outlined in the
Athboy Parking Survey Report study, including:
• To encourage short-term parking only along Main Street.
• Limited public parking along Connaught Street
• Prohibited public parking at O’Growney Street, and in the vicinity of the
Civic Recycling facility, where this parking is currently observed on
footpaths and prohibited areas.

MA OBJ 4

To provide adequate disabled car parking spaces at appropriate locations
throughout the town.

MA OBJ 5

To provide for a new bypass of the N51 National Secondary Road through
Athboy generally to the south of the town and to ensure that the selected
route is reserved and protected free from development. During the
environmental impact assessment stage of the detailed design which shall
inform the final alignment of this bypass, a Justification Test will need to be
applied if alignments assessed interact with Flood Zone A/B. A detailed Flood
Risk Assessment will be required to manage the risk and to demonstrate
there will be no impact on adjacent lands. The detailed design of this route
shall also be subject to an Appropriate Assessment pursuant to the Habitats
Directive.

MA OBJ 6

To identify a road link connecting Connaught Street to Upper Bridge Street
via MacCann & Byrne’s building construction suppliers. During the
consideration of the detailed design which shall inform the final alignment of
this link road, a Justification Test will need to be applied if alignments
assessed interact with Flood Zone A/B. A detailed Flood Risk Assessment will
be required to manage the risk and to demonstrate there will be no impact
on adjacent lands. The detailed design of this route shall also be subject to
as Appropriate Assessment pursuant to the Habitats Directive.

MA OBJ 7

To facilitate the upgrading and the provision of the identified footpaths and
public lighting in the town as outlined in this Development Framework,
particularly along the Connaught Street, and the Delvin, Fraine, Kells/Navan,
Kildalkey and Trim Roads. All lighting proposals within 100m of a Natura
2000 site, or those deemed to have potential to result in adverse impacts,
must undergo AA Screening.

MA OBJ 8

To review the current public lighting provision in Athboy and to provide
additional lighting in areas highlighted as lacking in facilities. Public lighting
is recognised to be required in the following areas:
• Kells/Navan Road,
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• Around the Fair Green amenity space,
• ‘Fosterfield’ residential development.
All future developments proposed along routes of public lighting upgrades
will be contingent upon the delivery of this objective in conjunction with the
Council. All lighting proposals within 100m of a Natura 2000 site, or those
deemed to have potential to result in adverse impacts, must undergo AA
Screening.

Views & Prospects
VP OBJ

To preserve the visual amenity value of the designated viewpoint through
restricting development that would represent a disproportionate visual effect
on this vista.
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Appendix to Athboy Written Statement - Urban Design Statement
The Urban Design Strategy for the Town identifies an improvement scheme for the central
town area. The main rationale underlying this strategy is to address weaknesses found in the
urban form of the built environment and to highlight where enhancements and improvements
could be made to both the built and natural environment.
Purpose of this Urban Design Strategy
The urban design strategy seeks to assist the planning process at pre-planning consultation
stage and through the decision making process. It is therefore envisaged that the Urban
Design Strategy will:
Facilitate the improvement of the physical appearance and general environment of
the Town.
Foster the continued development of a compact town, through the development of
suitable backland areas to the north of Main Street for the purposes of mixed use,
where pedestrian connections to surrounding lands can be achieved.
Create new, enhance existing, and complete potential pedestrian linkages
identified throughout the area, which will improve permeability between
educational, residential and amenity related uses.
Promote well designed and highly considered architectural solutions to any
interventions proposed to the central town area in order to enhance the image and
appearance of the area.

•
•
•
•

Character Areas
A physical and visual assessment of Athboy has identified three distinct Character Areas
namely:
•
•
•

Athboy West;
Athboy Central; and
Athboy East.

Indicative Character Areas in Athboy
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The character areas identified should be viewed as indicative only and do not infer that those
areas unmarked are not within the town area. The potential opportunities which pertain to
each character area are identified below.
Athboy West
The western approaches via the Mullingar Road (N51) and Fraine Road indicate a
predominant residential land use. Proximity to the urban boundary is indicated by a
proliferation of urban generated rural housing on both approach roads. Upon entry into the
urban area, established residential areas are evident. These approach roads can be
considered of good quality and generally straight, until meeting to form O’Growney Street,
which provides a clear access to the town centre.
The line of the proposed by-pass route to the south of the town forms the southern boundary
of this Character Area. The route of this by-pass is subject to further route analysis and study
by Meath County Council and the National Roads Authority (NRA) and is thus indicatively
shown in order to reserve this general route free from development. The predominant land
uses located along O’Growney Street are community uses, which serve the established
residential communities located to the North and South of this area. Community uses,
including the St. James’ Roman Catholic Church, O’Growney National School, and the former
Athboy Community School grounds and sports pitches are located both north and south of
O’Growney Street. Whilst the approach road to Athboy from the west indicates moderate and
largely well established residential and community uses, O’Growney Street heralds the
approach to the town centre area and provides an important active community area.
This area provides an important approach to the town, which was historically the main
approach to Athboy. The topography of the area provides pleasant views of the surrounding
rural area and a clear main route to the town centre.

Opportunity Site No. 1

An opportunity exists to provide enhanced permeability between the Athboy West Character
Area and the surrounding residential areas. The continuing development of the backlands
area to the rear of St. James’ Roman Catholic Church is encouraged. This should include the
backlands of those buildings fronting onto Connaught Street in accordance with UD POL 3 of
this Development Framework.
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Athboy Central
This Central Character Area comprises the historic core of Athboy, which is recognised to
have evolved over centuries, influenced by the medieval town walls, much of which is
reflected in the current Athboy Architectural Conservation Area (ACA) designation. This layout
has further influenced the tight urban grain.
This area is comprised of three sub units; lands north of Main Street, lands South of Main
Street and the length of Main Street itself. Although the backlands (those lands to the north
and south of Main Street) physically comprise of a greater area, Main Street constitutes the
civic area owing to its greater public profile and the quality of much of the historic built fabric.
As such, the civic space is central to the public image perception of Athboy.
Main Street currently represents the major commercial and civic centre of Athboy, providing
for financial institutions, service and retail uses, including community, educational, Athboy
Garda Station, Athboy Library, Childcare and religious facilities.
Significant open spaces are located to the north and south of Main Street, including the
Fairgreen and Danes Court to the south and Townparks to the north. The Yellow Ford River
runs in a north - south alignment through this character area and is bridged by the ‘Metal
Foot Bridge’ at the former railway station enclosure and ‘The Bridge’, located at Upper Bridge
Street. This provides an attractive feature in the town centre and is currently well signposted
as a heritage item in Athboy.
The street pattern of Athboy has altered little over time. Access to commercial premises along
Main Street is predominately taken from the front street and some side laneway gates, which
demonstrate distinctive archways on the Main Street. The level of predominantly commercial
uses along Main Street is identified in blue in the graphical survey below.

There is a distinct building line associated with Main Street, broken only by the St. James’
Parish Hall and warehousing/industrial units located to the north and south of Main Street.
Access to this Central Area is provided via the main access spine of Main Street. To the north
of Main Street, permeability is achieved via Connaught Street and local roads that provide
access to the ‘Coille Dios’, ‘Newman’s Mills’ and ‘Connaught Place’ residential areas. TRAN
OBJ 6 of this Development Framework seeks the provision of an access road from Connaught
Street to MacCann and Byrne’s for access to the backland areas.
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Relatively little back-land development has taken place to date in Athboy, on either side of
Main Street. It is envisaged that the development of the local access route as a first priority
will provide the impetus for future development, which also provides an opportunity to create
a vibrant streetscape in the town centre. The final line of the access route will be contingent
on acceptable future development proposals in this area.
The Development Framework has proposed a series of access points to residential zoned land
that will connect the town centre to Athboy East and Athboy West thus promoting a well
connected series of developments and ensuring permeability throughout the wider area of
Athboy. Such permeability will seek to provide good linkages, matched with a high quality
layout to ensure passive supervision and pleasant environment.

Opportunity Site No. 2

Athboy contains older commercial activities, specifically ‘MacCann & Byrne’s’ along the Main
Street, which present a ‘jaded’ appearance. The warehousing units aligned on Main Street
and Upper Bridge Street impact upon the quality of the streetscape and these sites would
benefit from a more consolidated and Town centre urban form. Relocated uses will also
indirectly impact on the level of traffic movements passing through the Main Street and it is
considered appropriate that car parking provision to provide for backland development can be
facilitated in the backlands area. This redevelopment will require the development of a
connecting access road between Connaught Street and Upper Bridge Street to allow for such
redevelopment in accordance with TRAN OBJ 6 of this Development Plan.
A further street study of arch ways that can potentially lead to the Backlands should be
carried out to provide a framework of pedestrian linkages back to the Main Street. Such links
indirectly promote additional commercial activities, such as café, homeopath, etc, uses along
pedestrianised laneways.

Athboy East
In contrast with Athboy West, the approach toward the town centre from the east provides a
slightly elevated view towards the town centre, providing an opportunity to mark this access
point in a suitable manner. The eastern approach via the N51 presents low density residential
lands, which quickly turn to suburban residential uses in the urban area and provides a
gradual arrival point to the urban boundary of Athboy. This approach road is considered
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generally good and meets with Lower Bridge Street and Main Street in the Athboy Central
Character Area.
As evident in Athboy West, the bypass route provides a natural southern boundary to this
area. The route of this by-pass is subject to further route analysis and study by Meath County
Council and the NRA and is thus indicatively shown in order to reserve this general route free
from development.
Development along this route is predominantly residential. A significant community facility, in
the form of the local GAA club is located to the north of the Kells/Navan Road. Athboy
Community School (the former Technical School) is located to the north of this Character area
and adjoins a community tennis/basketball facility.
This area provides an important approach (one of three) to the Town, which is currently
lacking in a clear demarcation between urban and rural. Athboy East can thus be perceived
as giving a ‘delayed sense of expectation and arrival’ to the urban area. Given the availability
of unzoned rural land adjoining the by-pass alignment, it is considered that this represents an
opportunity to clearly demarcate the urban and rural area through the erection of signage or
appropriate public art, to announce arrival to Athboy.

Opportunity Site No. 3

An opportunity exists to relocate the current constrained GAA facility to lands further
northeast of the existing GAA location. This relocation will be subject to the provision of
playing pitch facilities in advance of the release of the current GAA facilities for
redevelopment, in accordance with Zoning Objective ‘A2’. This opportunity is also informed by
the provisions of OS OBJ 1.
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Opportunity Site No. 4

An opportunity exists to redevelop an underutilised brownfield site to the west of the former
stables attached to the former Athboy Lodge, which is subject to Zoning Objective ‘B1’ and
currently in warehousing and light industrial use. Any redevelopment proposals shall assess
the architectural heritage value of the buildings currently on the site and, if deemed to be
worthy of preservation, shall integrate them into any future redevelopment proposals. This
opportunity site also encompasses the grounds of the old creamery building on the opposite
side of the road.
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Baile Ghib (Gibbstow n) W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population – based on
Geodirectory (No census data
available)
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites

Strategic Flood Risk Assessment

Baile Ghib (Gibbstown)
Village - Local centre for services and
local enterprise development
Level 5 retail centre
93 persons 1
No committed units
20 No. Units
National School
Wolfe Tones GAA pitch, community hall
The River Blackwater is located
approximately 1.6km to the southwest
of the village. This river forms part of
the River Boyne & River Blackwater
SAC & SPA Natura 2000 network which
spans the county. Some local streams
positioned close to the village drain
into the River Blackwater.
No SFRA required.
Implement Flood Risk Management
policies from the CDP.

Goal

To promote the development of the village in a manner that protects and
enhances its linguistic and cultural distinctiveness, while also providing for
development which will allow Baile Ghib (Gibbstown) to develop in a sustainable
manner, as an attractive place to live, work, recreate and visit, reflecting its
Gaeltacht distinctiveness.

01 Village Context

Baile Ghib (Gibbstown) located in the centre of County Meath is one of the two Gaeltacht
areas in the county, with the other being Rathcairn. Baile Ghib (Gibbstown) is located on the
R163 (Slane/Kells regional road) approximately 7km to the northwest of Navan.
The statutory land use framework for Baile Ghib (Gibbstown) promotes the future
development of the village in a co-ordinated, planned and sustainable manner in order to
protect and enhance its linguistic and cultural distinctiveness whilst also providing for
development which is physically, economically and socially sustainable. It is an objective to
create a built environment that is attractive and physically distinctive as a Gaeltacht village
for those who live and work in Baile Ghib (Gibbstown) in addition to being attractive to
visitors.
Baile Ghib (Gibbstown) is identified within the grouping of ‘Key Villages’ in the settlement
hierarchy of the County Development Plan. Such villages tend to be located more remotely
from major towns or centres and play a key local role for services for the local rural and
adjoining village populations. In effect, they operate as rural service centres; a vital role to
sustain rural communities
The An Post GeoDirectory indicated that there are 32 dwellings within the Local Area Plan boundary.
The population has been calculated assuming an average occupancy per dwelling of 2.9 persons

1
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The future development of such villages as a key local centre for services and local enterprise
development will be supported and growth beyond that which caters for local need or which
would create unsustainable commuting patterns will not be considered appropriate.
In order to facilitate the delivery of the vision for Baile Ghib (Gibbstown), linguistic and
cultural heritage, land-use, movement and access and natural and built heritage strategies
have been identified. These strategies are augmented by policies & objectives and are
described in the following sections.
Broad Objectives
•

To ensure the continued survival and promotion of the Irish Language as the spoken
language of the Gaeltacht community.

•

To facilitate the protection and promotion of all aspects of the Gaeltacht cultural
identity.

•

To promote development that protects and enhances the linguistic and cultural
heritage of Baile Ghib (Gibbstown).

•

To provide amenity and open spaces at appropriate strategic locations which would
be of a high design quality and that promotes community participation.

•

To ensure adequate provision of appropriate housing, commercial, community and
educational facilities to serve existing and future residents and in a way that are both
language and culture friendly.

•

To provide a robust urban design framework that reflects the villages Gaeltacht
distinctiveness.

02 Water and Wastewater Services

Water: Baile Ghib (Gibbstown) is serviced by a public watermain branched from the Navan
Water Supply Network. The overall public water supply has a total capacity of 75,000 P.E with
an estimated daily usage of 70,000 P.E. There is a constraint in the water main link from
Navan to Baile Ghib (Gibbstown). There are no current proposals to increase the size of the
watermain to alleviate this constraint.
Wastewater: There are no waste water treatment facilities in the village, and as such the
village currently relies on individual wastewater treatment systems. There are no current
proposals for the installation of a public wastewater treatment plant in Baile Ghib
(Gibbstown). This condition threatens the quality of existing water supplies as well as being a
significant constraint on the scale of future development.
Future development proposals will be considered in this context.

03 Land Use

The principal land uses in Baile Ghib (Gibbstown) comprise residential, local service,
employment and. These are outlined in Section 4.0, 5.0 and 6.0 respectively. The principal
land uses surrounding and adjoining the village comprise of land used for agricultural
purposes.
The land use strategy for Baile Ghib (Gibbstown) seeks to provide a ‘distinctive quality driven
residential development and essential local commercial and community facilities’. The land use
zoning objectives map for the village includes three distinct zones. Community and
recreational uses are proposed to the west including existing residential areas, and a
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consolidated village centre is proposed to the east facing the R163. The village centre zoning
should seek to meet the social and community needs of the existing and future population
while creating an identifiable and legible centre for the village.
Public open space is zoned to the south of the village in the form of a linear park/green route.
This will allow for a buffer between new development areas and the historic Gibbstown
Demesne and also to enhance the amenity of the village.
It is considered that sufficient land has been identified to provide for the employment needs of
Baile Ghib (Gibbstown) over the life of the County Development Plan. The provision of a new
occupier for the substantial Timoney Engineering building (circa. 4,000 sq. m.) shall be a
priority in favour of new build. Additional lands to the south of the existing buildings provide
scope for expansion. It was considered to phase the land use zoning objective for lands
opposite.
New residential development in Baile Ghib (Gibbstown) will be low density to provide a
sustainable alternative to one-off housing and to retain the overall rural character of the area.
It is proposed that these areas can intensify in the future to ensure the sustainable use of
serviced land.

04 Residential Development

The principal population policies seek to ensure that the population can continue to exist and
thrive as a distinctive cultural community. New residents should predominantly be prepared
to integrate with the Irish speaking culture to ensure the protection of the language and
culture in the area.
Residential uses are located within and adjoining the village development boundary. These
mainly comprise historic cottages associated with Gibbstown Demesne and more recent oneoff houses in the form of ribbon development. There has been no significant residential
development in the village during recent times. Given its village status within the settlement
hierarchy of the County Development Plan, Baile Ghib (Gibbstown) has been allocated a
limited figure of 20 housing units to be developed during the lifetime of the Plan (2013 –
2019). Future residential development should be low density and be cognisant of the
traditional building form and styles in the area.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 20 no. units provided for under the Core Strategy. This followed the carrying out
of an examination of the lands previously identified for residential land use in the 2009 Baile
Ghib (Gibbstown) Local Area Plan and still remaining available for development. The lands
which have been identified for residential land use arising from this evaluation largely arise
following the application of the sequential approach from the village centre with regard to the
Baile Ghib (Gibbstown) Master Plan which was prepared as part of the 2009 Local Area Plan.
The Baile Ghib (Gibbstown) Master Plan is presented in Section 8.0. The Master Plan is
indicative only and is intended to provide design guidance with respect to the built form and
layout of the village. Whilst the extent and nature of the land use zoning objectives are no
longer consistent with those contained in the 2009 Local Area Plan for the Village for which
the Master Plan was developed, there is considerable merit in retaining the urban design
framework for the village. The indicative Master Plan will continue to provide guidance for
development management proposals in the village for the life of the County Development
Plan. It should be considered in conjunction with the land use zoning objectives map which is
the statutory land use framework for the village.
Meath County Council considers that the nucleus of Baile Ghib (Gibbstown) is defined by the
area on the south of the R163 between the national school and the industrial development
(Adtec Aerauto and the former Timoney Technology building) to the east of same. Meath
County Council has identified 3.2 hectares of land for residential purposes which includes the
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unfinished residential development which is identified for A1 “Existing Residential” land use
zoning objective. Residential development will also be permissible within the site identified for
village centre facilities and uses. The application of a standardised 20 units per hectare would
fail to respect the vernacular design evident within the Gaeltacht Area. Low density
residential development is proposed to provide a sustainable alternative to one-off housing
and to retain the overall rural character of the area. The proposed Master Plan for the village
provides for a total of 20 no. units in the sites identified for residential development in the
land use zoning objectives map. It shall be a requirement of any application for residential
development on the subject lands to demonstrate consistency with the Master Plan for the
village as it applies to such sites. All other lands are identified as Phase II (Post 2019) and
are not intended for release within the life of this County Development Plan.

05 Commercial, Economic and Retail Uses

Baile Ghib (Gibbstown) is identified as a Level 5 retail centre in the County Retail Hierarchy. It
has a small range of retail services, primarily a local convenience shop and the village would
benefit from having a greater range and variety of such facilities. However, the close
proximity of the village to Navan & Kells will continue to be a deterrent to attracting facilities
other than those needed to serve the immediate needs of the village and rural catchment.
This strategy seeks to prioritise employment and enterprise services and facilities which are
based on the linguistic and cultural heritage of the Gaeltacht and provide local employment
opportunities for the people of Baile Ghib (Gibbstown). The main existing employment related
uses include Engineering Design Services Industrial Unit and Adtec Aerauto Ltd, all located to
the east of the village. The former Timoney Technology building is vacant as the company
has relocated to expanded premises in the Navan Business Park. A number of businesses are
located outside the village development boundary, including a local public house at Oristown
and adjoining St. Catherine’s Church and other various commercial activities to the east of
the village. An additional area has been identified for E2 “General Enterprise & Employment”
land use zoning objective to the north of the R163. This is to facilitate further industrial /
employment generation. It is located proximate to the employment uses to facilitate
consolidated industrial development. This site is identified as Phase II in the Order of Priority
contained in the Development Framework.

06 Community Facilities and Open Spaces

Baile Ghib (Gibbstown) benefits from active community participation that includes the
Oristown R.C. Church to the west of the village outside the development boundary, the
Community Hall (Halla Baile Ghib), the Wolfe Tone Football and Hurling Club and GAA
grounds. A cemetery is located adjoining the Community Hall and the GAA grounds. Baile
Ghib’s (Gibbstown) primary school (Scoil Ultain Naofa) is located centrally within the village.
The nearest secondary level schools are located in Navan and Kells.
There are no defined public amenity areas. The historic entrance to the Gibbstown Demesne
and the Demesne farmyard buildings to the south east of the village are an important
historical and cultural asset to the area.

07 Urban Design

Historically Baile Ghib (Gibbstown) was defined by the Gibbstown Demesne. The village
developed adjoining the former Gibbstown Demesne in the 1930’s. The demesne comprised
Gibbstown House, a farmyard and attendant grounds, including an extensive walled garden.
Gibbstown House was demolished in 1965 leaving an extensive farmyard complex of stone
and brick buildings, a walled garden and a number of entrances to the demesne. A formal
entrance feature exists to the west of the village, comprising the historic entrance to the
demesne, and minor entrances to the farmyard including an entrance to the east adjoining
the existing industrial area. The developments in the 1930’s comprised one-off land
commission dwellings arranged in a dispersed pattern. These dwellings are distinctive and
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characteristic of the Gaeltacht area. The village centre is not well defined but is a mix of small
vernacular cottages & large one-off bungalows and houses with a mix of styles and materials.
Baile Ghib (Gibbstown) village has a dispersed built fabric and retains a rural character, with
nodes of development at the existing industrial area, the Gibbstown Demesne farm buildings
and at the school.
Baile Ghib (Gibbstown) comprises of three distinct areas as follows:
Character Area 1: Historic Entrance to Gibbstown Demesne
This character area comprises the community uses and the historic entrance to Gibbstown
Demesne.
Urban Analysis
•
•
•
•
•
•

Intact and unique boundary treatment with protected railing and entrance gates,
circular entrance feature and mature trees retaining original character.
Boundary walls to cemetery, community hall and GAA fields.
Open landscape character between community uses and beginning of village
structure.
Distinctive cross road structure giving strong sense of place.
Poor pedestrian environment.
Active community use.

Character Area 2: School and Residential Cluster
This character area is centrally located within the village. It comprises the primary school and
a number of one-off dwellings and farm buildings. The close alignment of the school to the
roadway and positive boundary treatment creates a sense of enclosure at this location.
Urban Analysis
•
•
•
•
•

Positive boundary treatment combining rail, wall and trees / hedges.
Poor / deteriorating boundary treatment to north side of road.
Positive visual presence of school to road creating an identifiable sense of place.
Attractive views southwards and distant views of trees.
Poor pedestrian amenity.
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Character Area 3: Gibbstown Demesne Farm Buildings/Industrial Area
This character area is located to the east of the village and demarcates the entrance to the
village from the east. It is characterised by a mix of uses, including industrial and residential
uses. It comprises the historic Gibbstown Demesne farm buildings, whose presence on the
main road is modestly marked by historic entrance gates. There are no visible remnants of a
second historic entrance to the demesne.
Urban Analysis
• Industrial development dominates the visual environment.
• Industrial development creates a strong boundary to the road, and creates a sense of
place.
• Poor boundary treatments / definition of edge to north and south of R163.
• Historic entrance to farm building complex deteriorating.
• Farmyard cluster unique historic structure.
• Poor visual presence of farm buildings and connection to main road.
• Poor pedestrian amenity.
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General Design Guidance
New buildings within the village centre and the proposed residential areas should be of a
form and scale that reflects the vernacular of Baile Ghib (Gibbstown).
Infill sites to the north of the R163 should comprise detached dwellings; retain access and
views through to protect visual connections to the rural hinterland. The areas to the east and
west of the school should be designed as clustered development areas with varied building
alignments comprising gable and parallel configurations of simple building forms. Town house
dwelling typologies are suggested adjoining the village centre.
The area between the industrial area and the village centre should be designed to be
consistent with traditional building alignments of the adjoining dwellings to the north. The
area to the east of the existing industrial area should be designed as low density residential
development to retain the rural character of the village.
New industrial and industry related buildings to the east and north of the village should be
clustered within the industrial sites and should be of a form and scale which is neither
overbearing nor visually intrusive.
Within the village core on lands zoned village centre, new buildings should provide for a
continuous building line. These buildings should also achieve active frontage at street level
with a fine urban grain and a variety of small scale uses.

08 Gaeltacht Heritage

Baile Ghib (Gibbstown) was designated a Gaeltacht in the 1930s when migrants from Mayo,
Kerry, Donegal and Cork Gaeltachta settled in the area. The migration to the Baile Ghib
(Gibbstown) Gaeltacht took place as a result of the Irish Land Commission’s work in relieving
congestion along the Atlantic Coast. Sufficient land was not available and convenient to these
congested areas and suitable estates were more readily available in the east of Ireland. In
1937, 52 families in all settled in the townland of Gibbstown, followed by a further 9 families
in 1939 who settled in Clongill. These families amounted to a total of 373 persons. The
identity of the Gaeltacht has been hard to preserve due to the limited size of the community
where it is difficult to support a wide range of services performed in Irish. Consequently
bilingualism has become a necessary practice.

8.1 Natural Heritage

The River Blackwater is located approximately 1.6km to the southwest of the village. This
river forms part of the River Boyne & River Blackwater SAC & SPA Natura 2000 network
which spans the county. Some local streams positioned close to the village drain into the
River Blackwater.
Baile Ghib (Gibbstown) comprises several natural and built features worthy of protection.
These features include those contained on the Record of Protected Structures and those
identified in the Meath County Landscape Character Assessment.
The natural and built heritage strategy seeks to ensure that a green edge is established along
the proposed new linear park / green route to the south of the village to protect the setting
of the historic Gibbstown Demesne and to contribute to the overall amenity of the proposed
linear park / green route.
These proposals shall include objectives for existing and new boundary treatments. Buildings
or structures which have not been identified on the Record of Protected Structures but have a
strong vernacular character should also be protected and preserved as part of any
development proposals.
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8.2 Built Heritage

The Meath County Development Plan 2013 – 2019 contains a Record of Protected Structures
for County Meath. Those identified in Baile Ghib (Gibbstown) are listed in Volume II of the
County Development Plan. These structures include the Gibbstown Estate circular entrance
feature to the former Gibbstown House to the west of the village (MH017-138), and
Gibbstown farmyard and buildings to the south of the village (MH018-100). A cottage is
protected within the village boundary (MH017-143), and a number of cottages are also
protected outside the village development boundary, detailed as the Gibbstown Demesne
cottages in the Record of Protected Structures.
It is proposed that actions to prevent further deterioration of the Gibbstown Demesne farm
buildings and associated grounds are actively pursued and that public access to the site and
awareness of its heritage is promoted. No monuments or places of archaeological interest
have been identified within Baile Ghib (Gibbstown)

09 Movement & Access

The village of Baile Ghib (Gibbstown) is defined by a through road, connecting Kells to the
west and Kilberry and Slane to the east (R163 Regional Road), with intersecting local roads to
the east and west of the village respectively. The village is convenient to the former N3
Dublin-Cavan National Route (now reclassified as the R147 with the opening of the M3
Motorway).
The R163 experiences high levels of through traffic. Gibbstown is served by a poor level of
public transport. Bus Éireann operates a bus service along the R163. Principal bus services
are provided from Kells and Navan to Dublin. However, there may be potential for improved
public transport services over the life time of this Plan, or potential for the development of
private shuttle bus services to Kells or Navan where access to public transport services is
greater.
The built up area of Baile Ghib (Gibbstown) is generally contained within a 400 metre
walkband and includes employment, residential and educational uses. However, these uses
are dispersed within this walk band. The community facilities, the community hall and GAA
grounds, are located within an 800m walk band or ten minute walk of the village centre.
Pedestrian facilities are poor within the village. There are no footpaths to connect the various
land uses. The dispersed nature of uses and lack of footpaths create a poor pedestrian
environment.
Off street parking is provided at the local shop and at the community hall. The roadside area
is used for parking at the cemetery and GAA fields. Roadside parking also occurs at the
primary school. Residential private parking is generally provided off street and to the front of
dwellings.
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10 Master Plan

The Baile Ghib (Gibbstown) Master Plan is illustrated below. The Master Plan shows a new
linear park, connecting spaces / streets, appropriate building forms and landscape proposals.
The Master Plan is indicative only and is intended to provide design guidance with respect to
the built form and layout of the village. It should be considered in conjunction with the land
use zoning objectives map which is the statutory land use framework for the village.

Indicative Master Plan
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Strategic Policies
SP 1

To ensure that the growth and development of Baile Ghib (Gibbstown) shall be
directed to meet the needs of the local community and be in keeping with the
existing character, amenity, heritage and landscape of the village.

SP 2

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 3

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Phase II (Post 2019)” are not available for residential
development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard.

Policies
Water and Wastewater Services
WWS POL 1

To facilitate the provision of an adequate water supply to Baile Ghib
(Gibbstown).

WWS POL 2

To identify suitable locations for a new waste water treatment plant as
necessary.

WWS POL 3

To facilitate the connection of dwellings currently operating on septic tank
systems to any new public sewerage system.

Flood Risk
FR POL

To manage flood risk and development in Baile Ghib (Gibbstown) in line with
policies WS 29 – WS 36 inclusive in Volume I of this County Development
Plan.
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Residential Development
RD POL 1

To ensure that the resident population is of a sustainable number to protect
and promote the linguistic and cultural distinction of the area.

RD POL 2

To recognise that new residential developments could damage the use,
visibility and status of the Irish language and to reduce / prevent their impact.

RD POL 3

To plan an efficient system whereby aspects of the Gaeltacht environment can
be assessed and protected as part of the planning process including the use
of language conditions.

Commercial, Economic and Retail Uses
CER POL 1

To encourage employment and enterprise development within the village
that is language and culture friendly.

CER POL 2

To recognise that new commercial developments could damage the use,
visibility and status of the Irish language and to reduce / prevent their
impact.

CER POL 3

The Planning Authority will in general, and subject to the provisions of the
Development Plan, be favourably disposed to applications for economic
developments of the following type:








Language teaching resources;
Recreational facilities through Irish;
Community centres that support the use of the Irish language;
Educational facilities e.g. third level etc.;
Tourism which is language and culturally centred;
Gaeltacht offices for the purpose of providing services through Irish for
the Gaeltacht community, and;
Business which is language centred e.g. translation / communication
services.

CER POL 4

To co-operate with Údarás na Gaeltachta and other relevant bodies and
agencies in developing sustainable and Irish language based economic uses
in the Gaeltacht area.

CER POL 5

To provide for the sustainable consolidation of the existing industrial area.

CER POL 6

To facilitate employment creation through the development of industrial /
enterprise uses, while protecting the setting of the Gibbstown Demesne
farm buildings to the south.

CER POL 7

To provide for the sustainable development of industrial and related uses
and the creation of employment opportunities within Baile Ghib (Gibbstown)
village.

Community Facilities and Open Spaces
CF POL 1

To support community organisations in delivering services which promote and
protect the distinctive language and cultural traditions of the area.
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CF POL 2

To promote the enhancement of the existing community hall to the west of
the village.

CF POL 3

To provide for the expansion of Baile Ghib (Gibbstown) primary school and
associated play areas and complimentary community uses.

Heritage
HER POL 1

To enhance the existing landscape setting of the Gibbstown Demesne farm
buildings.

HER POL 2

To protect remnants of the demesne railings to the north and south of the
R163.

Urban Design
UD POL 1

To have regard to the Master Plan for Baile Ghib (Gibbstown) contained in
Section 8 of this Written Statement in the design and assessment of
development management proposals brought forward during the life of the
County Development Plan on lands identified for land use zoning objectives.

UD POL 2

To protect the traditional building typologies of the Baile Ghib (Gibbstown)
farm buildings.

UD POL 3

To provide for residential housing typologies which are of a form and scale that
is in keeping with the village, comprising one storey and a half Land
Commission type dwellings and two storey farm house buildings. Dwellings to
be in appropriate configurations to their location.

UD POL 4

To allow for increased building height, where appropriate, as demonstrated
through an urban design statement.

UD POL 5

To comply with the Design Standards provided below in the assessment of all
planning applications for planning permission within the development envelop
of Baile Ghib (Gibbstown):
•

To facilitate the development of town houses adjoining the village centre
and overlooking the R163 and the proposed linear park to the south.

•

To provide for the development of a variety of housing typologies in
clustered configurations on lands to the south of the R163, to the east of
the industrial area, and to the east and west of the school.

•

To provide for the development of detached dwellings in configurations
that align with the existing adjoining dwellings on lands between the
proposed village centre and the industrial area.

•

To provide for the development of detached family homes of 6 units/ha
(2.5 units / acre) or as appropriate on infill sites (A2 zoned lands).

•

To provide for the future intensification of residential sites in residential
cluster areas when infrastructure becomes available.

•

Design Statements for residential cluster lands should illustrate long term
intensification potential.
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•

To encourage dwellings of a scale that reflects the vernacular of the 20th
century houses of the Land Commission tradition, and 18th and 19th
century farm buildings such as those at Gibbstown Demesne.

•

To promote the development of two storey buildings at the village centre
to create a sense of enclosure and identity.

•

To promote the development of low rise dwellings ranging between one
and one and a half storeys on remaining residential zoned lands.

•

To encourage the development of a continuous front boundary line of
indigenous hedge planting or railing consistent with the historic railings of
the demesne in residential areas to the north of the R163.

•

To encourage the development of a continuous front boundary line of
indigenous hedge planting / masonry wall / rails in clustered housing areas
and new housing areas to the south of the R163.

•

To promote the enhancement of the existing boundary treatments to the
north of the village where new developments have occurred and where the
boundary is eroded and discontinuous.

•

To encourage the development of a continuous and coherent boundary
wall / hedge along the southern side of the R163.

•

To provide for low density housing to the west of the industrial area to
conform with the existing pattern of development to the north.

•

To provide for low density clustered development to the east of the
primary school.

•

To provide for town house typologies adjoining the proposed village
centre.

•

To ensure all new residential development to the south of the village
adjoining the proposed F1 “Open Space” land use zoning objective
overlook the proposed open space.

Movement and Access
MA POL 1

To provide for traffic calming measures on the R163 through the village.

MA POL 2

Car parking within the proposed residential area to the east of the village
should be provided on street in structured parallel car parking spaces and
off-street behind the building line.

MA POL 3

Car parking within the industrial area should be provided off street and
absorbed within the industrial development site as part of any future
development proposals.

MA POL 4

Car parking on village centre zoned lands should be provided in structured
parallel car parking spaces along the proposed access road and within the
site to the rear of proposed buildings.

MA POL 5

Car parking for existing and proposed community uses including the
community hall, GAA grounds and cemetery are to use shared parking areas.
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Waste Management
WP POL

To identify appropriate sites within Baile Ghib (Gibbstown) village for the
provision of a Bring Bank recycling facility.

Gaeltacht Identity
GAEL POL

To encourage architectural styles that complement local tradition such as the
‘Land Commission house’ and the Clachan Dwelling cluster. A contemporary
interpretation of indigenous traditions is encouraged.

Telecommunications
TELE POL

To actively promote e-inclusion in Baile Ghib (Gibbstown) through the
planning process and by supporting strategies to encourage and enable
lower income households to avail of modern broadband infrastructure.

Objectives
Land Use
LU OBJ 1

To provide for the development of commercial, retail and residential uses on
lands fronting onto the southern side of the R163 with access to be provided
to the Gibbstown Demesne farm buildings.

LU OBJ 2

To encourage the restoration of the Gibbstown Demesne farm buildings for
appropriate uses generally in accordance with the land use zoning objective
applicable to said lands.

LU OBJ 3

To facilitate the restoration of the Gibbstown Demesne farm buildings and to
promote access to and the appreciation of the complex.

LU OBJ 4

To facilitate the expansion of the existing playing fields to the west of the
village.

LU OBJ 5

To promote the development of an attractive, overlooked and accessible
linear park /green route for the purposes of visual amenity, the protection of
the setting of the farm buildings, and the provision of passive recreation to
the south of the village.

Residential Development
RD OBJ 1

To require that a ‘Language Impact Study’ be carried out before any
application for housing (single and multiple housing developments) is
considered in the area. Such a study, by reference to its linguistic
background of intended users or occupants, or identification of its
relationship with linguistic or cultural development objectives of groups
associated or charged with the development of Gaeltacht areas will need to
provide that a given proposal will have a positive impact upon the promotion
and use of Irish as the language of the community.

RD OBJ 2

To assist in assessing the impact of new residential development upon the
use of Irish in the Gaeltacht, all planning applications for residential
development, both single and multiple house developments will be referred
to the Department of Community, Rural and Gaeltacht Affairs and Údarás na
Gaeltachta management for comment and these comments shall be taken
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into account, and such account shall be demonstrated, in the making of
decisions in all such planning applications.

RD OBJ 3

Planning applications for individual one off rural dwellings in the Green Belt
will be assessed on their merits for compliance with the County Development
Plan rural housing policy.

Commercial, Economic and Retail Uses
CER OBJ 1

To require that a ‘Language Impact Study’ be carried out before any
application for commercial development is considered in the area. Such a
study, by reference to the linguistic background of intended users or
occupants, or identification of its relationship with linguistic or cultural
development objectives of groups associated or charged with the
development of Gaeltacht areas will need to provide that a given proposal
will have a positive impact upon the promotion and use of Irish as the
language of the community.

CER OBJ 2

To provide for appropriate language and culturally centred development
within the appropriate land use zones within the village.

CER OBJ 3

To assist in assessing the impact of new commercial uses / developments
upon the use of Irish in the Gaeltacht, all planning applications for
commercial developments will be referred to the Department of Arts,
Heritage and the Gaeltacht and Údarás na Gaeltachta management for
comment and these comments shall be taken into account, and such account
shall be demonstrated, in the making of decisions in all such planning
applications.

Community Facilities and Open Spaces
CF OBJ 1

To provide for the development of community and recreational facilities on
lands in the village core and adjoining the primary school that are language
and culturally centred.

CF OBJ 2

To promote the development of a linear park to the south of the village
associated with new developments, that is fully accessible to the public,
overlooked and that will provide for a continuous pedestrian route along the
southern boundary of the village with connections to the R163 through new
development areas.

CF OBJ 3

To promote the development of a village space adjoining the proposed
village centre that will increase visual connections and access to the historic
Gibbstown Demesne farm buildings.

Heritage
HER OBJ 1
HER OBJ 2

To protect the landscape character of the green belt between community
uses and the village.
To protect mature trees and hedgerows identified on the land use zoning
objectives map which make a significant contribution to the landscape
setting of Baile Ghib (Gibbstown).
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Movement and Access
MA OBJ 1

To develop a continuous footpath from the village centre to the industrial
estate to the east, and connecting the school, GAA grounds and the church
to the west along the northern side of the R163 with road crossings at
locations to coincide with community / employment uses.

MA OBJ 2

To provide a green pedestrian route to the south of the village along the
alignment of existing hedgerows where possible as part of the proposed
linear park to the south of the village to be provided in tandem with any new
developments at this location.

MA OBJ 3

To provide for pedestrian connections between the proposed linear park and
the R163 through new development areas in tandem with any new
developments at these locations.

MA OBJ 4

To provide vehicular access to the lands to the south of the R163 that is
residential and village centre zoned land to allow access to the proposed
linear park / green route, and the existing Baile Ghib (Gibbstown) farm
buildings.

Gaeltacht Identity
GAEL OBJ 1

New developments will be required to set out a design statement to
accompany planning applications outlining how the development
contributes to the creation of a particular Gaeltacht identity.

GAEL OBJ 2

To promote the provision of signage in Irish in the Gaeltacht with respect
to the following:
 Entry and exit points to the village with explanatory details of the
cultural significance of the areas to visitors.
 The provision of all commercial signage in Irish.
In association with the relevant professional and vocational groups, that
auctioneers and other temporary signs are in Irish.
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Ballivor W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites/Natural Heritage
Areas (NHA)

SFRA

Ballivor
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
1,727
2 No. committed units
60 No. Units
National School
Church, National School, Credit Union,
Community hall and Creche.
No Natura 2000 sites within the village.
The streams that flow through Ballivor
drain to the River Boyne which is
designated
a
Special
Area
of
Conservation
(SAC)
and
Special
Protection Area (SPA).
SFRA carried out in accordance with
recommendations of the Strategic Flood
Risk Assessment of the Meath County
Development Plan 2013 - 2019. Flood
Zones A & B identified.

Goal

To make a positive contribution to the development of Ballivor Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all
sections of the local community.

01

Village Context

The statutory land use framework for Ballivor promotes the future development of the village
in a co-ordinated, planned and sustainable manner in order to conserve and enhance the
established natural and historical amenities of the village and its intrinsic character. Ballivor,
designated as a Village in the County Settlement Hierarchy, essentially provides local services
for a generally rural hinterland. Ballivor is located in the southwest of the County close to the
Westmeath border. It is approximately 15km west of Trim, 16km northeast of Kinnegad and
11km south of Athboy.
The village is located at the confluence of two county roads and a regional road, the R156.
The village developed in a linear pattern along the R156, which is the main route from
Mullingar to Dublin. This statutory land use framework for Ballivor endeavours to maintain
and add to a built environment that is both attractive and distinctive, and which creates a
unique sense of place for those who both live and work within, as well as those who visit,
the Village. The household allocation contained in the Core Strategy of this Plan provides for
an extension befitting the village’s position in the county settlement hierarchy. The provision
of a compact, vibrant and effective Village Centre is essential if Ballivor is to cater for its
current and future population needs in a sustainable manner. This land use framework
provides that new land-use zonings should be closely linked to, and integrated with, the
existing Village, thereby encouraging more sustainable modes of transportation such as
walking and cycling.
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Water and Wastewater Services

The Village is currently served by Ballivor waste water treatment plant located to the east of the
Village outside of the development boundary. It is designed to cater for a design capacity of 2,000
population equivalent (PE). There remains 120 PE available in the waste water treatment plant.
Water supply for the village is obtained from the Ballivor water treatment plant, which is designed to
cater for a population equivalent of 4,000. There is no remaining PE available. Future development
proposals will be considered in this context.
All development proposals shall be considered in the context of the available waste water and water
supply capacity. It is accepted that the future development of Ballivor and the realisation of the
household allocation from the Core Strategy may not occur until the wastewater constraints outlined
above have been remedied.

03

Land Use

04

Residential Development

The land use pattern evident in Ballivor typifies other villages in the County which have undergone
significant residential expansion during the Celtic Tiger years, a relatively compact and limited village
core with residential developments located off the radial routes to the village centre. Access to
backlands within the village core should be conserved. On the Trim road, there is an existing row of
two storey dwellings, some of which have converted ground floors to commercial use. Whilst it is
accepted that most Irish towns and villages are characterised by residential uses fronting onto a main
street, a level of commercial activity is also required to make villages viable. In order to ensure that
such possibilities can be realised, the level of residential versus commercial use should be monitored
where “living over the shop” schemes should be promoted to ensure a non-residential ground floor
use. Community uses are concentrated to the west of the village on the Killucan road with the newly
constructed national school, childcare facility, health centre and community hall. Within the village
centre area, the two churches and GAA grounds represent further community uses. Residential
schemes have been constructed on all approach roads to the village.

Ballivor has been the subject of relatively substantial residential development in recent years,
specifically the construction of medium scale residential developments. This is evidenced by the
population increase between 1996 and 2011 from 383 to 1,727 persons. The Core Strategy of the
County Development Plan seeks to limit the further expansion of the village at a more moderate rate
than experienced over the past decade. Further development and growth will need to take account of
the Village’s ability to grow in a sustainable manner without causing unacceptable impacts upon the
surrounding environment. This policy framework endeavours to facilitate the continued growth of well
designed, sustainable new residential communities, which are integrated with the existing Village’s
built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 60 no. units to Ballivor over the 2013-2019 period and indicates that a density of
20 no. units per hectare is appropriate. There are 2 no. committed units that relate to one
extant planning permission which is identified on the land use zoning objectives map. The
land use zoning objectives map has identified the lands required to accommodate the
allocation of 60 no. units provided for under the Core Strategy. The lands which have been
identified for residential land use arise primarily from the application of the sequential
approach from the Main Street outwards. All other sites which were previously identified for
residential development in the 2009 Ballivor Local Area Plan were discounted on the basis of
peripheral location relative to the village centre or lands being land locked with no obvious or
deliverable access available. The existing Ballivor G.F.C was zoned for residential
development under the 2009 Local Area Plan. The intention was to relocate the GAA grounds
to the former “Cow plot” on the Killucan road. It is acknowledged that some of this land has
been since developed for the provision of a new national school however there remains a
substantial portion of land available to the rear of the school. The relocation of the G.F.C to a
more suitable site would represent a considerable planning gain to the local community.
Furthermore, the location of the existing grounds proximate to the village centre makes it a
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suitable site for residential development. Therefore, it is considered prudent to retain the
residential land use zoning objective which previously applied to the existing GAA grounds. An
additional parcel of land has been identified for residential use to the north of Amberwood
housing development. This area is a natural extension of the existing housing estate and is in
close proximity to the village centre and the national school. It is also noted that there are
considerable lands identified to the south of the Main Street which are identified with a B1
“Village Centre” land use zoning objective which could also accommodate a considerable
resident component as part of a mixed development scheme. The Planning Authority is
satisfied that sufficient lands have been identified within Phase 1 of the Order of Priority to
accommodate the household allocation of 60 units. All other lands are identified as
Residential Phase II (Post 2019) and are not intended for release within the life of this County
Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Ballivor is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a small
range of retail services, primarily a number of local convenience shops, public houses, a café,
butchers, pharmacy and a hairdressing shop. The Village would benefit from having a greater
range and variety of such facilities. There are a number of vacant retail units along the main
street. The 2011 Census recorded 763 persons aged 15 years and over in the labour force in
Ballivor and of these 73.1% were at work. This means that the unemployment rate for this
area was 26.9% which is high compared with the county average rate of 19%. Furthermore,
of the 558 workers enumerated in Ballivor, 69% worked outside the area. The daytime
working population (resident and non-resident) of Ballivor was only 160 with professional
services noted as the largest industry.
There is land zoned for B1 “Village Centre” uses which provides opportunities for small to
medium sized enterprises. There is an existing 12,500 sq. m. industrial facility located in
Ballivor which operated as NEC Semiconductors until 2006. This unit is currently vacant but
represents a significant opportunity for employment within the village. A further 2.77
hectares of employment land has been identified as being available for development within
the life of this Development Plan. The remaining 3.84 hectares identified under the 2009
Local Area Plan remains zoned for E2 “General Enterprise & Employment” (Category 3)
however is identified as Phase II and thus will only be available for development when all of
the Phase I lands have been developed. In this regard, sufficient and appropriately located
land for village centre uses and employment generating uses has been identified for the life
of the County Development Plan and beyond.

06

Community Facilities and Open Spaces

A new national school (St Columbanus') has been built to the northern side of the Killucan
road adjacent to a childcare facility. On the opposite side of the road, there is a health centre
with community centre located to the rear. The old national school was zoned for mixed use
land use zoning objective under the 2009 Ballivor Local Area Plan. It is currently vacant and
represents a redevelopment opportunity. The existing GAA ground is located in the centre of
the town. It was envisaged under the 2009 Local Area Plan that the GAA grounds would be
relocated to the “Cow plot” which is zoned for F1 “Open Space” land use zoning objective on
the Killucan road. Whilst, the new school campus has been constructed on this land, there
remains the potential for the land to the rear of the school to be developed for sporting
grounds. Furthermore, it is indicated in the Ballivor Renaissance Community Plan (December,
2012) that the Ballivor Scouts are pursuing funding options to build a new den on the “Cow
plot” site.
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St. Columbanus Roman Catholic Church is located in the centre of the village to the south of
the main street. The Parochial house is located in the grounds of the Church. St. Kineth’s
Church of Ireland is located opposite to the north of the main street. St. Kineth’s Church and
grounds could be restored for use as a community facility which would provide a strong focal
point in Ballivor. There is a cemetery located on the edge of the development boundary on
the Athboy road. In addition, there are 4.4 hectares of land identified for G1 “Community
Infrastructure” land use zoning objective to the northeast of the development boundary. It is
noted that planning permission was granted on this land for a nursing home, sheltered
housing, etc. although it has since expired.
The existing level of civic and community facilities should continue to be monitored to cater for
the Village’s needs having regard to the population now resident. It is essential that sufficient
community facilities are established, catering for all age groups. The Planning Authority is
satisfied that sufficient lands have been reserved for such infrastructure to accommodate
both existing and proposed future populations.
The main provision of open space in Ballivor is the G.A.A grounds in the centre of the village.
The existing GAA ground is land locked and therefore restricted in its ability to grow. It would
be desirable to relocate the GAA grounds to a more appropriate location. In this regard, it is
considered appropriate to retain the A2 “New Residential” land use zoning objective for the
current GAA grounds as indicated previously under the 2009 Local Area Plan. The “Cow plot”
located off the Killucan road has been developed for educational purposes. However, there is
land remaining to the rear of the school which is identified as F1 “Open Space” land use
zoning objective. There may be an opportunity to develop an integrated sporting complex at
this location.
There is a small landscaped green area opposite the health centre which could be further
developed and enhanced. A number of other small open spaces at the entrances to housing
estates and within housing developments are evident. For example, an area of open space is
visible to the front and rear of St. Olivers Park. Trees scattered throughout the village
contribute greatly to the attractiveness of Ballivor and should be retained where possible. The
Village is lacking in safe walking and cycling networks to maximise upon and appropriately
utilise existing natural and man-made environmental assets, their settings and views. Any
new development should be provided in conjunction with pedestrian and cyclist linkages with
the village core area.

6.1

Renaissance Community Plan

The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
This Development Framework will include a policy to work closely with local communities in
implementing village design plans that have been prepared through a public consultation
process whilst ensuring that such plans are consistent with adopted development objectives
contained in the County Development Plan. (ED POL 41 of Volume I of County Development
Plan refers).
A Community Plan for Ballivor has been prepared by Meath Partnership in December 2012. The
Development Framework for Ballivor is supportive of the proposals contained in the Village Plan as
they relate to the development boundary of same. The projects which have been identified as
“highest priority projects” in the Community Plan are complementary to the land use strategy of
this Development Framework.
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Urban Design

The focal point of the village is the two churches, the R.C. Church and Church of Ireland on
opposite sides of the main street. Adjacent to the two churches, the village core area consists
primarily of existing two storey residences clustered along the Trim road. Further out the
Killucan, Athboy and Kinnegad roads, there are a number of detached dwellings on large
plots. These dwellings primarily consist of bungalows. There is no clear urban design evident
and although significant residential schemes have been developed in recent years, the village
is still quite rural in character. It would be desirable to prepare an urban design framework
for the village. It is important that any new development respects the rural character of the
village. Section 11.1.7 and the Meath Rural Design Guide set down in the County
Development Plan deal with Urban Design and Architectural Features. High quality
architecture and urban design should be demonstrated in any future redevelopment of the
town centre and new residential schemes.
The Urban Design Strategy for Ballivor seeks to:

08

•

facilitate the creation of an urban environment of quality in a visual sense with good
urban design with appropriate attention to orientation and landscaping;

•

enhance landmark/focal points in Ballivor by redeveloping neglected sites and
obsolete areas, and;

•

improve the street finishes, footpaths and public domain.

Heritage

The built and natural heritage of the Ballivor area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors. There are a number of
buildings and structures of historical significance within Ballivor. The Village has five
structures included in the Record of Protected Structures (RPS). These include St. Kineth’s
Church of Ireland and St. Columbanus’ Roman Catholic Church. A further protected structure,
Parkstown Country House, reference MH035-106, is located just outside the development
boundary to the east of the village. Ballivor does not have any items on the Record of
Monuments and Places (RMP) within the development boundary. The continued protection of
the built heritage of Ballivor is intrinsic to the sustained success and viability of the Village
itself.
Although the Village and the surrounding environs hold environmental assets, none are
designated at international level; the Village does not contain nor is it adjacent to any Natura
2000 sites. However, the streams that flow through Ballivor drain to the River Boyne which is
designated a Special Area of Conservation (SAC) and Special Protection Area (SPA). The
village also contains a number of trees which were recognised as being of ecological,
conservation or amenity value in a tree survey carried out in 2008. These contribute greatly
to the attractiveness and ecological value of Ballivor. The protection of the natural
environment of Ballivor is fundamental to the success of this Development Framework, as it
provides the Village with its own unique identity and amenity background. Therefore, it is
vital to achieve the correct balance between protection of the natural environment and the
future development of the Village.

09

Movement & Access

The underlying movement strategy for the village aims to ensure that:
•
•
•

The development of the area creates movement along looped routes so that internal
village movement can take place independently of the Main Street, which carries most of
the through traffic;
Public transport accessibility is maximised;
Pedestrian and cycle movement is encouraged to keep vehicular traffic to a minimum;
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Streets are designed to encourage pedestrian activity to make going outside a safe and
pleasant experience, and;
All vehicular roads are designed in a manner that incorporates passive calming of traffic.

Bus Éireann provide a commuter link from Ballivor to Dublin via Summerhill and Maynooth
with one journey in the morning and an evening journey back every day. The development of
public transport bus links is critical to ensure a better modal split in favour of public transport
away from the private motor vehicle. The 2011 Census recorded that the most popular
means of travelling to work was by car (driver) with this mode accounting for 70.9% of all
journeys. Only 23 persons commuted using public transport (bus or rail). The average
journey time was 43 minutes and 61.2% of workers faced a commuting time in excess of 30
minutes. In this regard, it is critical to improve the movement of both pedestrians and cyclists
through the area. Furthermore, it is important to manage vehicular traffic passing through
the village and to provide safe crossing facilities for pedestrians and cyclists.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.

SP 3

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan

SP 4

To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard.
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Policies
Water and Wastewater Policies
WWS POL

To endeavour to provide adequate potable water and wastewater treatment
infrastructure that is sufficient to meet the development needs of the village
within this Plan period. However, the Council acknowledges that there are
significant constraints on the capacity of the existing infrastructure and may
consider restricting development in circumstances where such infrastructure
is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Ballivor in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

The Eastern CFRAM flood mapping and management plan when complete
and available will provide additional clarity to flood mapping and risk
management measures than was available to inform the land use zoning
objectives presented for Ballivor. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
Written Statement / Volume I of the County Development Plan.

Commercial Uses
CER POL 1

To support the development of the lands identified for E2 “General Enterprise
& Employment” (Category 3) land use zoning objective for employment
creation purposes.

CER POL 2

To consolidate the central area of the village for commercial uses.

CER POL 3

To reserve access to backlands at appropriate locations as indicated on the
accompanying land use zoning objectives map.

CER POL 4

To allow flexibility with regard to future use of the former NEC site for
employment creation purposes.

CER POL 5

To seek to provide an Enterprise Centre within the former NEC site.

CER POL 6

To reuse buildings and other facilities including car parking on the former
NEC site where possible.

Community Facilities and Open Spaces
CF POL 1

To protect the sites of existing facilities and support their further
development and expansion.

CF POL 2

To facilitate the provision of a future Health Centre.

CF POL 3

To facilitate the provision of all-weather playing facilities and hard courts.
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Renaissance Community Plan
REN POL

To facilitate and support the implementation of Ballivor Renaissance
Community Plan and other community led projects to generally enhance the
village whilst ensuring that the projects which emanate from same are
consistent with the development objectives contained in this Written
Statement for the village.
Urban Design
UD POL 1

To preserve the character of the village and its setting by requiring that
the height, scale, and design of any proposed development within the
village and in the surrounding area should complement the character of
the village and not diminish its distinctiveness of place.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design and appropriate attention to orientation and
landscaping.

UD POL 3

To enhance landmark/focal points in Ballivor by redeveloping neglected sites
and obsolete areas.

UD POL 4

To improve street finishes, footpaths and the public domain.

Heritage
HER POL 1

To protect existing wildlife corridors including watercourses, wetlands, trees and
hedgerows within the Development Framework envelop.

HER POL 2

To have regard to the bio-diversity value of existing trees and hedgerows
and seek to retain such features in areas that are likely to be developed.

Movement and Access
MA POL 1

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 2

To require screened car parking in the village centre.

MA POL 3

To require the provision of good public lighting standards on all routes and
extension of footpaths, cycleways and public lighting to the development
boundaries on public roads in association with further development.

Objectives
Community Facilities
CF OBJ 1

To reserve sites identified for G1 “Community Infrastructure” land use zoning
objective as shown in the land use zoning objectives map.

CF OBJ 2

To identify a suitable site for the provision of a playground.

CF OBJ 3

To encourage the relocation of the GAA facilities to the “Cow Plot” site
adjoining the new St Columbanus' national school.

CF OBJ 4

To seek to provide a community facility in St. Kineth’s Church.
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To investigate the possibility of extending the cemetery into lands to the
north of same.

Heritage
HER OBJ 1

To implement the actions outlined in the Tree Survey.

HER OBJ 2

To protect existing trees and hedgerows where possible on land that is
identified for development.

HER OBJ 3

To protect the following tree stands within the Village as identified because
of their ecological/conservation/amenity value:
1.
2.
3.
4.

Beech and oak trees to the front of the national school.
Beech, oak and ash trees to the east of the junction into Woodgrove
residential development off the Killucan road.
One Beech tree to the front of Glebe House off the Trim road.
One Sycamore and three Ash trees on the Kinnegad road to the front of
individual residences.

Movement and Access
MA OBJ 1:

To prepare a traffic management plan for the R156 Mullingar – Clonee
Regional Road through the village.

MA OBJ 2:

To determine the alignment of a new Distributor Road which shall provide
access to the land identified for E2 “General Enterprise & Employment” and
A2 “New Residential” off the R156 Regional Road (Kinnegad Road) and
adjoining the former NEC site. During the consideration of the detailed
design which shall inform the final alignment of this link road, a Justification
Test will need to be applied if alignments assessed interact with Flood Zone
A/B. A detailed Flood Risk Assessment will be required to manage the risk
and to demonstrate there will be no impact on adjacent lands. The detailed
design of this route shall also be subject to an Appropriate Assessment
pursuant to the Habitats Directive which shall include an assessment of
potential impacts on the cSAC/SPA downstream.

MA OBJ 3:

To seek to identify additional car parking spaces in the centre of the village.

MA OBJ 4:

To implement appropriate traffic management
improvement measures throughout the village.

and

environmental
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Carlanstow n W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites

SFRA

Carlanstown
Village - Local centre for services and
local enterprise development
Fifth tier retail centre
631
No committed units
40 No. Units
National School
St. Michaels GAA grounds are located
on the N52 Ardee Road
None. The Moynalty River which
straddles the southern development
boundary of the village drains to the
River Blackwater SAC/SPA.
No SFRA required. Flood zone A and B
lands omitted where required.

Goal

To make a positive contribution to the development of Carlanstown Village by
the consolidation and strengthening of the defined and attractive village centre,
recognising the importance of conserving and enhancing the quality of the
village’s built and natural environment, while catering for the needs of all
sections of the local community.

01 Village Context

The statutory land use framework for Carlanstown promotes the future development of the
village in a co-ordinated, planned and sustainable manner in order to conserve and enhance
the established natural and historical amenities of the village and its intrinsic character.
Particular regard is afforded to the protection and enhancement of natural features such as
the Moynalty River, historical features of interest, open space needs and the existing
topography character within and surrounding the village. This land use framework
endeavours to maintain and add to a built environment that is both attractive and distinctive,
and which creates a unique sense of place for those who both live and work in, as well as
those who visit, the village. The provision of a compact, vibrant and effective village centre is
essential if Carlanstown is to cater for its current and future population needs in a sustainable
manner. This land use framework provides that new land-use zonings should be closely linked
to, and integrated with, the existing village, thereby encouraging more sustainable modes of
transportation such as walking and cycling.

02 Water and Wastewater Services

The village is currently served by Carlanstown waste water treatment plant to the south-east
of the village, which is has a design capacity of 600 population equivalent. There is limited
wastewater capacity currently available in the waste water treatment plant.
Water supply for the village is obtained from the Kells water treatment plant which also
services the settlements of Oldcastle, Crossakiel and Carnaross as well as a significant rural
catchment area. The remaining PE for the entire catchment is 2,500. Future development
proposals will be considered in this context.
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03 Land Use

A land use survey identified a number of residential units on the eastern and western sides
of Main Street. Many of the plots associated with these residential units appear to have
been the subject of backland re-development. Whilst it is accepted that most Irish towns
and villages are characterised by residential uses fronting onto a main street, a level of
commercial activity is also required to make villages viable. In order to ensure that such
possibilities can be realised, the level of residential versus commercial use should be
monitored where “living over the shop” schemes should be promoted to ensure a nonresidential ground floor use. Relaxation of development standards may be considered
where appropriate backland development
can provide alternative residential
accommodation to secure on-street commercial activity.

04 Residential Development

Carlanstown has been the subject of relatively substantial residential development in recent
years, specifically the construction of medium scale residential development projects
arranged around poorly landscaped public open spaces. The Core Strategy of this County
Development Plan seeks to limit the further expansion of the village at a more moderate rate
than experienced over the past decade. Further development and growth will need to take
account of the village’s ability to grow in a sustainable manner without causing unacceptable
impacts upon the surrounding environment. This Development Framework endeavours to
facilitate the continued growth of well designed, sustainable new residential communities,
which are integrated with the existing village’s built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 40 units to Carlanstown over the 2013 – 2019 period. There are no extant
planning permissions committed to in the village 1.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 40 no. units provided for under the Core Strategy. This followed the carrying out
of an examination of the lands previously identified for residential land use in the 2009
Carlanstown Local Area Plan and still available for development. The lands which have been
identified for residential land use arising from this evaluation largely arise following the
application of the sequential approach from the village centre. A total of 1.66 hectares of
lands have been identified, for A2 residential use adjoining the junction of the N52 and
Moynalty Road. Additional B1 zoned land in the village centre can accommodate further
residential development. The Planning Authority is satisfied that sufficient lands have been
identified to accommodate the household allocation of 40 no. units. All other lands are
identified as a Phase II and are not intended for release within the life of this County
Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.

4.1 Serviced Residential Sites
The provision of serviced residential sites in small towns and villages where services exist
offer a viable alternative for individuals wishing to build and design their own houses in
villages rather than the open countryside. Previously sixteen sites were identified by the
Council in a residential development known as O’Chearbhallain Crescent which is accessed off

It is noted that the figure in the County Development Plan is 22. However in the intervening period
two planning permissions have expired (reference numbers: KA60335 and KA60698).
1
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the Kilbeg/Nobber Road. Twelve of these sites have been sold, eleven of which have been
developed while four sites remain unsold.

05 Commercial, Economic and Retail Uses

Carlanstown is identified as a fifth tier retail centre in the County Retail Hierarchy. It has a
small range of retail services, primarily 2 local convenience shops and the village would
benefit from having a greater range and variety of such facilities. However, the close
proximity of the village to Kells will continue to be a deterrent to attracting facilities other
than to serve the immediate needs of the village and rural catchment.
It is noted that 2 parcels were previously identified for enterprise and employment in the
2009 Local Area Plan, one off the Moynalty Road and one to the north of the village off the
N52 National Secondary Road. The Planning Authority has reviewed the nature and scale of
the lands previously identified for employment uses in Carlanstown. A phasing programme
has been introduced accordingly to ensure that the development of industrial or
manufacturing uses in Carlanstown would not militate against the orderly development of
such uses in Kells which is only 3 miles distant and is designated as a Secondary Economic
Centre in the County Development Plan. A reduced extent of lands have been identified for
release as Phase I off the Moynalty road (0.96 hectares) and will require the provision of a
footpath and public lighting to successfully integrate the site into the village. An additional
4.38 hectares is available as part of Phase II of these lands. The second site off the N52 (2.2
hectares) is at a point where the general speed limit applies and has not been identified as an
exceptional circumstance in accordance with the specific policy of Volume I (Section 6.10.7
Access to National Roads in Exceptional Circumstances refers) and is considered to constitute
a traffic hazard. As a result, access to this land would need to be provided through the site
zoned A1 as shown on the land use zoning objectives map.
To date, there has been no stated demand for enterprise development in Carlanstown and it
is considered that the provisions of ED POL 19 would be applicable on the approach roads
into the village should such a need arise. ED POL 19 seeks to support rural entrepreneurship
and the development of micro businesses (generally less than 10 no. employees) in rural
areas where environmental and landscape impact is minimal and such developments do not
generate significant or undue traffic.

06 Community Facilities and Open Spaces

Carlanstown contains one Primary School and a Post Office located in the ‘Gala’ convenience
shop. St. Michael’s GAA club is located outside the development envelop of the village on the
N52 Ardee Road and the clubhouse is used extensively by various community organisations
from the catchment of the village. The existing level of civic and community facilities is
insufficient to cater for the village’s needs having regard to the population now resident. It is
essential that sufficient community facilities are established, catering for all age groups.
Sufficient lands have been reserved for such infrastructure to accommodate both existing and
proposed future populations.
A scheme is currently being considered for the lands located to the north of ‘Deerpark
Heights’ in the ownership of the Council comprising of a community centre, basketball /
tennis courts, all weather pitches, two grass football pitches, a club house and additional
dwellings accessed from both the Moynalty and Kilbeg/Nobber roads. The realisation of this
scheme will be dependent upon the financial capacity of the Council.
Carlanstown enjoys some notable environmental qualities, particularly the Moynalty River,
complemented by the village’s collection of several noteworthy structures, particularly those
large two-storey dwellings fronting onto the western side of Main Street and those protected
structures. However, the village is distinctly lacking in active recreational and community
amenities; there are presently no riverside activities, significant or distinctive open spaces,
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safe walking and cycling networks or active areas of open space to maximise upon and
appropriately utilise such natural and man-made environmental assets, settings and views.
One such objective proposed to utilise those lands fronting onto the River to the west, southwest and south of the village to act as a circuitous amenity walking route around the village
in conjunction with Main Street and the right of way associated with St Patrick’s Well. Safe
pedestrian walks have been identified on the accompanying land use zoning objectives map
ensuring that Carlanstown is both pedestrian friendly and permeable to its residents.

6.1 Renaissance Community Plan
The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
The Council will include a policy to work closely with local communities in implementing
village design plans that have been prepared in a public consultation process whilst ensuring
that such plans are consistent with adopted Local Area Plans and development objectives
contained in the County Development Plan.
ED POL 41 seeks to facilitate and support the implementation of Village Design Plans and other
community led projects to enhance village environments that have been prepared through a public
consultation process whilst ensuring that such plans are consistent with adopted Local Area Plans
for such centres and town/village development objectives contained in the County Development
Plan.
A Community Plan for Carlanstown has been prepared by Meath Partnership in January 2013. The
Development Framework for Carlanstown is supportive of the proposals contained in the Village
Plan as they relate to the development boundary of same. The projects which have been identified
as “highest priority projects” in the Community Plan are complementary to the land use strategy
put forward in this Development Framework.

07 Urban Design

Carlanstown has retained much of its 19th and later 20th century character through the
preservation of the established building lines along Main Street, the overall heights of the
buildings fronting onto the Street and the fact that a substantial number of the village’s 19th
century buildings have survived. Section 11.1.7 and the Meath Rural Design Guide set down
in the County Development Plan deal with Urban Design and Architectural Features. It is the
intention of the Planning Authority to prepare a revised Urban Design Statement for
Carlanstown building on the content previously contained in the Carlanstown LAP (2009) but
cognisant of any changes to land use zoning objectives and their extent as proposed in this
Written Statement.

7.1 Opportunity Site
A significant opportunity site exists in the village which could ensure a coherent streetscape
incorporating a level of civic amenity, complementing the existing small green area of open
space to the front of the former National School. This is identified on the land use zoning
objectives map.

08 Heritage

The built and natural heritage of the Carlanstown area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors. The protection of these
resources and presentation of their heritage value are key considerations in this Development
Framework.
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Carlanstown does not contain any sites of archaeological interest, but contains one identified
item on the Record of Monuments and Places (RMP), being St Patrick’s Well, highlighting the
extensive length of human occupation in the village.
There are a number of buildings and structures of historical significance in Carlanstown. The
village has four structures included in the Record of Protected Structures. The continued
protection of the built heritage of Carlanstown is intrinsic to the sustained success and
viability of the village itself.
Although the village and the surrounding environs hold environmental assets, none are
designated at international, national or local level; the village does not contain nor is it
adjacent to any Natura 2000 sites. However, there is a diversity of natural and semi-natural
habitats in the Carlanstown environs area including hedgerow, grassland, river and woodland
habitats. A sustainable approach to future development is needed to protect and conserve it.
The protection of the natural environment of Carlanstown is fundamental to the success of
this Development Framework, as it provides the village with its own unique identity and
amenity background. Therefore it is vital to achieve the correct balance between protection of
the natural environment and the future development of the village.

8.1 Views and Prospects
There are two separate views to the south of the village orientated both east and west of
Carlanstown Bridge, which is a Protected Structure, of the Moynalty River and its associated
bank verges. These views are identified on the land use zoning objectives map.

09 Movement & Access

Carlanstown is within easy reach of Kells and Navan in particular. A village the size of
Carlanstown needs to maintain good transportation links to these surrounding urban areas in
order to attract future population and potential business opportunities.
There are four main approach roads into the village. The principal approach roads are from
Kells and Ardee along the N52 to the south and east of the village respectively. The other
main approach routes are from Moynalty and the Kilbeg/Nobber Roads, which enter the
village from the north and north-east respectively before meeting one another in front of the
National School before in turn meeting with the N52 to the north of Main Street.
The Main Street of Carlanstown is recognised as a constrained route which caters for local
and regional traffic. It is an objective of this Development Framework to provide for an N52
bypass of the village. This route will serve to improve through traffic movements and
consequently the environment and streetscape of the centre of Carlanstown.
The Main Street objective seeks to provide environmental improvements and traffic calming
measures before the realisation of the proposed by-pass and are not dependent upon its
completion. Such improvements would include the construction of footpaths along both sides
of Main Street which would allow for the perceived reduction in the width of the road, and
provide inherent traffic calming qualities. They would also end the current uncertainty
regarding the demarcation of both public and private spaces currently evident along the
entire length of Main Street.
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Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 4

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.
iv) The preparation of a layout for the lands identified with an E2 “General

Enterprise & Employment” land use zoning objective but qualified as “Phase II”

shall be cognisant of the flood risk mapping produced to inform the land use zoning
objectives map. A Flood Risk Assessment shall be prepared to accompany any
planning application on these lands which applies a sequential approach and avoids
vulnerable land uses within areas identified at risk of flooding.
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Policies
Water and Wastewater Services
WWS POL 1

To upgrade existing public utilities infrastructure in the village thus
eliminating existing infrastructural constraints and to co-ordinate the
delivery of new developments with the provision of new infrastructure.

Flood Risk
FR POL 1

To manage flood risk and development in Carlanstown in line with policies
WS 29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development within the village is at potential risk of
flooding (A1 “Existing Residential” land use zoning objective refer) as
identified on the land use zoning objectives map, any significant extensions
/ change of use / reconstruction shall be subject to an appropriately
detailed Flood Risk Assessment in line with the policies (WS POL 29 - 36)
contained in Volume I of the County Development Plan.

Land Use
LU POL

To encourage new developments along Main Street to contain ground floor
retail/commercial uses. Any such proposals for redevelopment of the
Georgian dwellings to the west of Main Street will only be allowed that
respect these structures’ inherent qualities.

Residential Development
RD POL

To continue to promote the Serviced Residential Initiative programme in
O’Chearbhallain Crescent to the north of the Kilbeg/Nobber Road.

Commercial, Economic and Retail Uses
CER POL 1

a) To maintain and improve the vitality and viability of Carlanstown Village
Centre as the centre of commercial and retail activity in Carlanstown, in
order to ensure both a mixture and variety of local shopping, to serve the
day to day needs of the local community. This could involve allowing for the
change of use of some of the dwellings fronting onto the eastern side of the
village centre to retail and commercial uses.
b) To encourage the retention of traditional shopfronts design, which
enhance the local character of the village’s streetscape and provide the village
with an attractive appearance to attract further investment.
c) To encourage the use of materials and finishes that respect the
established vernacular design traits of the surrounding properties i n future
commercial and retail developments; this includes roof pitches, façade and
fenestration details and materials used.

CER POL 2

To allow the village to expand on its current employment base.
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Community Facilities and Open Spaces
CF POL 1

To encourage and promote the development of publicly accessible river
based amenities along the Moynalty River, such as bird watching and
walking, to include the provision of benches along the river way, and fishing,
through the provision of designated fishing beats. The locations and detailed
design including construction will be informed by ecological surveys which
may also inform an Appropriate Assessment which is likely to be required.

CF POL 2

To encourage the provision of historical and interpretative signage in order
to inform visitors of the importance of St. Patrick’s Well.

CF POL 3

To provide Carlanstown with a bottle-bank/recycling facility, as the need
arises, in consultation with the Council’s Environmental Awareness Officer.

Renaissance Community Plan
REN POL

To facilitate and support the implementation of Carlanstown Community Plan
and other community led projects to generally enhance the village whilst
ensuring that the projects which emanate from same are consistent with the
development objectives contained in this Written Statement for the village.

Urban Design
UD POL 1

To require all new developments to consider and reflect the physical, social
and environmental context of the village. Proposed uses shall be
compatible with the surrounding areas and the established character of
the village.

UD POL 2

To protect the established building line in the village, particularly along Main
Street.

UD POL 3

To protect the existing roofscape character of the village and discourage flat
roofed infill developments.

Heritage
HER POL 1

a) To protect the water quality of the stretch of the Moynalty River which
passes through the village and ensure it is not compromised by any existing
or proposed developments in Carlanstown.
b) To require future development proposals on lands adjoining the Moynalty
River and its main tributaries in Carlanstown to be set back a minimum of
10m from the edge of the river and to maintain this buffer strip free from
development intrusion (including night lighting) as a natural environmental
feature and amenity resource. Future development proposals on such lands
should also include the identification of the River’s associated riparian zone
and to maintain these areas free from development intrusion (including night
lighting) as a natural environmental feature and amenity resource.

HER POL 2

To protect the significant tree stands in the village indentified and to retain
significant hedgerows and stone walls where possible by incorporating them
into future development layouts in the village.
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To ensure continued protection for the following natural heritage features
and allow for these features to be integrated in the overall goal for the
village:
-

The Moynalty River;
Mature tree stands;
Significant hedgerows;
Open space networks, and;
Various walking routes.

Movement and Access
MA POL

a) To reserve access points throughout Carlanstown to allow
development of vehicular routes in facilitating the sustainable development
of backland areas and thereby allowing for appropriate circulation levels.
Access roads should be overlooked and appropriately landscaped.
b) To undertake an overview of the level of signage in the village, and if
deemed to be deficient regarding the sign-posting of community facilities,
to complement the current signage provision in the village. Suitable signage
should be maintained at the village’s approach roads.

Objectives
Commercial, Economic and Retail Uses
CER OBJ

To secure the development of a light industrial park(s) for the specific
provision of sites for small indigenous starter/incubation units on sites. The
development of these lands which have been identified with an E2 “General
Enterprise & Employment” land use zoning objective shall require the
preparation a Framework Plan. The Framework Plan shall demonstrate, inter
alia, the provision of a safe access to the subject lands, demonstrate how
the development will be connected to the village centre by way of footpath
with public lighting and the provision of other necessary physical
infrastructure and services. The site identified off the Moynalty Road shall
include a phasing programme in compliance with the land use zoning
objectives map
No application for development on the subject lands will be considered in the
absence of the required Framework Plan having first being agreed in writing
with the Planning Authority. When prepared, all subsequent applications for
development shall be accompanied with a design statement demonstrating
compliance with the respective Framework Plan.

Community Facilities and Open Spaces
CF OBJ

To prepare a Framework Plan for those lands to the north of ‘Deerpark
Heights’ within the development boundary of the village zoned G1 land use
zoning objective namely to provide for educational, community and
recreational facilities. This shall require the insertion of footpaths and public
lighting linking the lands to the village centre as part of any development of
the lands. The realisation of this scheme will be dependent upon the
financial capacity of the Council. The preparation of a layout for these lands
shall be cognisant of the flood risk mapping produced to inform the land use
zoning objectives map. A Flood Risk Assessment shall be prepared for the
subject Framework Plan and any planning application or Part VIII planning
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proposal shall have regard to and be consistent with the recommendations of
said Flood Risk Assessment.

Heritage
HER OBJ

To protect the following tree stands in the village as identified:
1. A stand of poplars (Populus) to the east of the Moynalty Road.
2. A stand of sycamore (Acer pseudoplatanus) to the west of Moynalty Road.
3. A stand of aspen (Populus tremula) to the south of the Kilbeg/Nobber
Roads.
4. A stand of cherry blossom (Prunus serrulata) to the front of the National
School to the south of the Kilbeg/Nobber Roads.
5. A stand of sycamore (Acer pseudoplatanus) to the west of the junction
of the Moynalty and Kilbeg/Nobber Roads.
6. Two stands of willow (Salix) and other deciduous trees on the lands to the
east of the National School largely along a field boundary.
7. A stand of sycamore (Acer pseudoplatanus), ash (Fraxinus excelsior) and
cherry blossom (Prunus serrulata) to the east of Main Street in the village
centre.
8. A stand of sycamore (Acer pseudoplatanus) both to the south of J.
Kiernan’s Public house and Borora Crescent, and along the banks of the
Moynalty River to the east of Carlanstown Bridge.
9. A stand of willow (Salix) and other deciduous trees along the banks of the
Moynalty River to the west of Carlanstown Bridge extending along the River
to the west of the village.

Movement and Access
MA OBJ 1

a) To facilitate a number of road improvements and upgrades along the
approach roads to Carlanstown, namely the widening of the Moynalty Road
to allow for the insertion of a footpath on the eastern side of the route.
b) To provide for a new bypass of the N52 National Secondary Road through
Carlanstown generally to the south east of the village and to ensure that the
selected route is reserved and protected free of development. During the
environmental impact assessment stage of the detailed design which shall
inform the final alignment of this bypass, a Justification Test will need to be
applied if alignments assessed interact with Flood Zone A/B. A detailed Flood
Risk Assessment will be required to manage the risk and to demonstrate
there will be no impact on adjacent lands. The detailed design of this route
shall also be subject to an Appropriate Assessment pursuant to the Habitats
Directive.
c) To implement appropriate traffic management measures throughout the
village.

MA OBJ 2

To promote the development of walking routes throughout the village
including the following:
A circuitous pedestrian walkway along those lands fronting onto the Moynalty
River to the west, south-west and south of the village to act as an
amenity walking route around the village in conjunction with Main Street and
the right of way associated with St Patrick’s Well. The locations and detailed
design including construction will be informed by ecological surveys which
may also inform an Appropriate Assessment which is likely to be required.
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Urban Design
UD OBJ

To prepare a revised Urban Design Statement for Carlanstown building on
the content previously contained in the Carlanstown LAP (2009) but
cognisant of any changes to land use zoning objectives and their extent
since the LAP was adopted.

Main Street Environmental Enhancement
MS OBJ

a) The creation of new, or the improving of existing, footpaths along both
sides of Main Street from Carlanstown Bridge to the junction of the Ardee
and Kilbeg/Nobber roads thereby allowing for a safe pedestrianised walkway.
b) To install continuous public lighting along the entire length of the
village centre’s Main Street.
c) To delineate the existing car parking bays along Main Street in
conjunction with the environmental upgrade of the village centre itself. This
will involve the segregation of public and private areas along Main Street and
appropriate siting of car parking spaces.
d) To initiate public footpath upgrades in the village centre area in
particular involving the use of textured surfacing and tactile paving in
order to fully separate pedestrian and motorised traffic. This shall involve
the demarcation of car parking spaces along Main Street in order to make
the village centre safer for pedestrianised and motorised traffic alike,
particularly in front of the village’s convenience shops.
e) To install a pedestrian crossing in the village centre area, preferably to
the front of the ‘Mace’ convenience shop.
f) To explore the preparation of a landscape and streetscape Master Plan for
Carlanstown Main Street. This Master Plan shall, inter alia, address parking
and traffic management issues generally, pedestrian movement, street
furniture, public art and landscaping.
g) To consider the promotion of controlled or directional measures such as
traffic lights, pedestrian prioritised paving, road islands, pavement widening
or other traffic calming measures on Main Street, where particular attention
is given to the detail of road surfaces, finishes and materials that allows for a
distinction between car and pedestrian activities.
h) To work in conjunction with National Transport Authority to provide a
public bus service to Carlanstown connecting it with surrounding urban
centres. It is also important that the necessary associated infrastructure,
such as bus stops and accompanying shelters on each side of Main Street in
the village centre, be provided in conjunction with such a service.

Footpath and Public Lighting Provisions
FPL OBJ

To facilitate the provision of footpaths and public lighting in the following
areas:
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a) An extension to the existing footpath along the western side of the
Kilbeg/Nobber Road extending from Deerpark Heights to the community
lands at the edge of the development boundary without impacting upon the
integrity of the adjacent stone wall.
b) A footpath extending along the eastern side of the Moynalty Road
to the village’s development boundary and connecting with the footpath
currently constructed from the junction of the Kilbeg/Nobber and Moynalty
Roads to ‘Deerpark Heights’.
c) Extend the public lighting provision from the junction of the Ardee and
Kilbeg/Nobber Roads to ‘Deerpark Heights’ and along the Moynalty Road
to the end of the village’s development boundary.

Map Based Objectives
OPP SITE OBJ

To redevelop the zoned greenfield site located to the west of the
crossroads area in conjunction with the adjacent dwelling for a mixture
of uses, that would incorporate an area of hard landscaped civic space
area that would complement the existing built environment with a
building envelope facing the crossroads that would provide an increased
level of enclosure at this location and thus provide a complementary
‘breakout’ space to the existing main street.
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CCaarrnnaarroossss W
Wrriitttteenn SSttaatteem
meenntt
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) – Geodirectory (No
census data available)
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites/Natural Heritage
Areas (NHA)

Strategic Flood Risk Assessment

Carnaross
Village - Local centre for services and
local enterprise development
Fifth tier retail centre
189 1
No committed units
20 No. Units
National School
St. Kieran’s R.C. Church, Páirc Naomh
Ciarán playing fields and parish hall.
No Natura 2000 sites within the village.
The River Boyne and Blackwater SAC/SPA
flows to the south and west of the village
and is approximately 420 metres from the
village at its closest point.
No SFRA required in accordance with
recommendations of Strategic Flood Risk
Assessment carried out as part of the
County Development Plan 2013 - 2019.
No lands within Flood Zone A or B.

Goal

To make a positive contribution to the development of Carnaross Village by the
consolidation and strengthening of the defined and attractive village centre built
form, recognising the importance of conserving and enhancing the quality of the
village’s built and natural environment, while catering for the needs of all sections
of the local community.

01 Village Context

Carnaross is located in the north western quadrant of County Meath on the R147 Regional
road which was the former N3 National Primary route from Dublin to Cavan. The village is
approximately 5km west of the town of Kells. Carnaross has evolved as a small settlement
located on and radiating from the crossroads connecting the towns and villages of Kells,
Virginia, Moynalty and Crossakiel. Carnaross essentially provides local services for a generally
rural hinterland. The village is characterized by a number of protected structures, social and
community facilities, traditional town and farm house typologies in the historic core and by
the presence of Carnaross Mart. The Development Framework for Carnaross promotes the
future development of the village in a co-ordinated, planned and sustainable manner in order
to conserve and enhance the established natural and historical amenities of the village and its
intrinsic character. Furthermore, it endeavours to maintain and add to a built environment
that is both attractive and distinctive and which creates a unique sense of place for those
who both live and work in, as well as those who visit, the village.

02 Water and Wastewater Services

The village is currently served by Carnaross waste water treatment plant located in the River
View housing development, which is designed to cater for a capacity of 150 population
equivalent (PE). There remains 75 PE available in the waste water treatment plant. There is
The An Post Geodirectory indicated that there are 65 dwellings within the Local Area Plan boundary.
The population has been calculated assuming an average occupancy per dwelling of 2.9 persons
1
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no public water supply in the village and this is a major constraint on the provision of new
housing/commercial development in Carnaross. Long term development is contingent upon
connection to the public water supply from the Kells/Oldcastle supply conscious of the need
for augmentation to this scheme. Future development proposals will be considered in this
context.

03 Land Use

The land use strategy for Carnaross seeks to provide for distinctive quality driven residential
development and essential local commercial and community facilities. The principal land uses
in Carnaross comprise local service and employment uses, social and community uses and
residential development.
The settlement has developed in three distinct character areas with a mixture of land uses in
each. However, the village core is centred on the crossroads where land has been designated
for a mixture of residential and business uses. There is an established building line at the
crossroads with a number of residential units fronting onto the street. Lands have been
identified in this central Character Area for the development of residential and mixed use
development. This residential area will seek to consolidate this central character area and
provide for sustainable communities within walking distance of the services and amenities of
the village. The village centre should seek to continue to meet the social and community
needs of the village and lands adjoining the crossroads have been identified for the
development of small scale retail and commercial uses. Lands to the rear of Carnaross Primary
School provide for the expansion of the school and associated amenity spaces/potential
community uses.
Carnaross Mart is located approximately 400 metres east of the crossroads. The land use
strategy for Carnaross seeks to facilitate the sustainable development of the mart and
appropriate complementary enterprises such as a garden centre or small business/workshop
units. Lands have been identified adjoining and opposite the mart for this purpose.
Land uses in the character area comprising Páirc Naomh Ciarán and Lennoxbrook House
should primarily seek to protect and enhance the open character and residential amenity of
this area. Lands have been identified for the future expansion of Páirc Naomh Ciarán.

04 Residential Development

Residential uses are largely dispersed along the R147 road in clusters and mainly comprise of
traditional town and farm house typologies in the historic core, one-off housing in the form of
ribbon development and detached and semi-detached dwellings at the River View estate to
the west of the village. The principal residential land use policies seek to protect existing
residential areas in Carnaross whilst providing for the sustainable growth of the village in line
with the household projections set down in Table 2.4 of the County Development Plan.
The area identified to accommodate the 20 no. residential units provided under Table 2.4 of
the Core Strategy is located north of the village crossroads (1.16 hectare site). The other
sites which were previously identified for residential development in the 2009 Local Area Plan
were considered less favourable by applying the sequential approach from the village
crossroads which is accepted as the nucleus of the settlement. All other lands are identified
as a Phase II and are not intended for release within the life of this County Development
Plan.
All designers of multiple residential developments in the Development Framework boundary
are requested to submit a Design Statement to the Planning Authority with their planning
applications in accordance with the requirements of Section 11.2 Residential Development of
Volume I. A Design Statement is an appraisal of the distinctive character of the area adjoining
the proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.
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05 Commercial, Economic and Retail Uses

Carnaross is identified as a fifth tier retail centre in the County Retail Hierarchy. It has a small
range of retail services, primarily a local convenience shop and hardware store with a post
office and a public house. The Carnaross Mart is a significant driver of the village economy
and an important source of local employment. The village would benefit from having a
greater range and variety of facilities. However, the close proximity of the village to Kells will
continue to be a deterrent to attracting facilities other than to serve the immediate needs of
the village and rural catchment. This Development Framework has ensured that sufficient and
appropriately located land for commercial development has been identified for the life of the
County Development Plan and beyond. Significant areas of land adjoining the crossroads
have been identified to provide for mixed residential and local enterprise/commercial use. It
is considered that the best prospect of employment creation locally lies with developing small
to medium sized enterprises. The improvement of the local bus services to adjoining larger
employment centres is also being pursued in this development strategy.

06 Community Facilities and Open Spaces

There is a National School in the village opposite the R.C. Church and parish hall. Carnaross
GAA ground is located approximately 1.2km from the village crossroads. The existing level of
civic and community facilities should continue to be monitored to cater for the village’s needs
having regard to the population now resident. It is essential that sufficient community
facilities are established, catering for all age groups. Sufficient lands have been reserved for
such facilities to accommodate both existing and proposed future populations.
Carnaross GAA playing fields are located on the eastern outskirts of the village. The village
would benefit from having a pedestrian and cycle link between the village core and GAA
playing fields. This is addressed in this development strategy. There are open spaces
provided in the River View housing development and private open space to the rear of
individual houses in the settlement. However the village core is lacking in any distinctive open
space area. The undeveloped land to the northeast of the village crossroads represents a
significant landholding centrally located in the village and an opportunity site where a civic
amenity space could be provided.

07 Urban Design: Urban Analysis and Opportunity sites

Carnaross comprises three identifiable character areas as follows:

7.1 Character Area 1: New Residential Areas
This character area comprises a cluster of residential uses located to the west of the village
and forms the entrance to Carnaross from Cavan. This area is characterised primarily by the
River View housing development to the south of the road comprising single storey dwellings
at the entrance to the estate and two storey houses to the rear. There are traditional farm
houses and a number of one-off bungalows to the north of the road.
7.1.1 Urban Analysis
• Residential Use
• Suburban type estate
• Poor visual connections to landscape
• Poor boundary treatment to the road
• Attractive vernacular buildings to the east and north of the River View estate
• Poor definition/entrance to Carnaross
• Good pedestrian access to the village along south side of the road
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7.1 Character Area 2: Village Crossroads
The historic village centre is characterised by a group of vernacular single and two storey
structures at the crossroads. These buildings are generally aligned at right angles to the cross
roads creating a sense of place and an identifiable centre for the village. To the east of the
crossroads, community buildings front onto the road and include the Carnaross Primary
School to the north and St. Kieran’s Church, the parochial house and the parish hall to the
south. A number of one-off houses are also characteristic of this area.
7.2.1 Urban Analysis
• Mix of uses
• Single and two storey vernacular structures
• Strong building line to northwest, southwest and southeast of the crossroads
• Open field to the north east of the crossroads
• Protected structures within crossroads core
• St. Kieran’s Church and parochial house generate an attractive building arrangement
• Attractive 18th century/19th century cottage and outbuilding cluster
• Two storey 1950’s dwellings
• Negative visual impact of poorly paved areas
• Poor street boundary treatment to north west and at car park
• Car dominated road
• Irregular car parking arrangement
• Attractive views southwards
• Good connections to the new residential area to the west
• Poor connections to Mart/GAA fields to the east.
7.2.2 Opportunity Site
The undeveloped lands to the north east of the village crossroads represent a significant
landholding centrally located in the village. The site fronts onto the Kells and Moynalty roads.
The development of these lands should seek to establish an attractive, vibrant and
identifiable village centre whilst respecting the innate characteristics of the traditional
buildings in the existing village. In this regard, development proposals for these lands should
seek to:
•
•
•
•
•
•
•

Provide for a mix of uses and active ground floor frontage along the Kells road.
Establish a continuous building line and a strong sense of enclosure along the Kells
road and part of the Moynalty road.
Respect the human scale and massing of traditional buildings in the village.
Generate a strong solid to void relationship between walls and openings.
Provide for vertically proportioned openings.
Employ traditional materials and finishes such as rendered walls, pitched slate roofs
and timber windows and doors.
Provide for on and off-street structured car parking along the Kells road.

7.2 Character Area 3: Carnaross Mart
The Carnaross Mart is located to the east of the village centre. This is a domineering
industrial scale building set back from the road and contrasts with the single and two storey
structures in the area. The lands to the east of the mart are characterised by detached
dwellings on large sites.
7.3.1 Urban Analysis
• Large structure contrasting with traditional building forms
• Poor boundary definition
• Poor arrangement of car parking/haphazard parking
• Poor access/lighting/pedestrian access
• Attractive views southwards
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7.3.2 Opportunity site
The Carnaross Mart has an important social and economic association with the village which
is substantiated by its strong presence on the Kells roads. Notwithstanding this,
environmental improvements to the front of the mart would improve the visual amenity of the
area. New mart related buildings to the south of the R147 should be clustered to form
courtyard spaces with small scale buildings fronting onto the Kells road and medium scale
buildings to the rear. The expansion of the mart should seek to provide for structured offstreet parking and loading areas. A landscaped buffer between the mart and the Kells road
comprising native trees would also significantly enhance the visual amenity of the area.

7.3 Character Area 4 : Lennoxbrook / Páirc Naomh Ciarán
This character area comprises the GAA playing fields at Páirc Naomh Ciarán, Lennoxbrook
B&B and a petrol station and local shop and is located on the eastern outskirts of the village.
This area is characterised by open lands to the south including the GAA playing fields and
mature trees to the north of the road.
7.4.1 Urban Analysis
• Historic estate at Lennoxbrook
• Carnaross landmark
• Green / landscape setting
• Open landscape including Páirc Naomh Ciarán
• Poor connections to the village centre
• Outside speed restriction zone

08 Heritage

The built and natural heritage of the Carnaross area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors alike. The protection of these
resources and presentation of their heritage value are key considerations in this Development
Framework. There are a number of buildings and structures of historical significance in
Carnaross. The village has six structures detailed in the Record of Protected Structures (RPS),
including St. Kieran’s R.C. Church and cast-iron water pump which are centrally located
adjacent to the village core area. There are no archaeological monuments in Carnaross village
recorded on the Record of Monuments and Places although there are numerous monuments
close to the village including church ruins, high crosses and an ogham stone.
Although the village and the surrounding environs hold environmental assets, none are
designated at international level; the village does not contain nor is it adjacent to any Natura
2000 sites. However the River Boyne and Blackwater SAC/SPA is located approximately 420
metres from the village. Whilst no tree survey of Carnaross has been undertaken, it is noted
that there are several mature trees which contribute significantly to the landscape setting of
the village. The protection of the natural environment of Carnaross is fundamental to the
success of this Development Framework as it provides the village with its own unique identity
and amenity background. Therefore it is vital to achieve the correct balance between
protection of the natural environment and the future development of the village.

8.1 Views and Prospects
Carnaross comprises several features of natural and built heritage including attractive views
across the rural landscape, several mature trees and hedgerows, St. Kieran’s Church and
associated parochial house and various attractive farm buildings. It is proposed that the
extensive and unobstructed views to the south of the village are retained by concentrating
development within the identified clusters. The consolidation of the identified clusters should
comprise high levels of landscaping including the planting of native trees and hedgerows,
particularly on the edges/boundaries of development clusters.
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09 Movement & Access

Carnaross developed along the former N3 connecting Dublin to Cavan. Since the construction
of the M3 and consequent realignment of the N3, the former N3 traversing the village was redesignated as the R147 regional road. The completion of the M3 has significantly reduced the
amount of traffic passing through Carnaross. Access to the N3 is now provided at Derver
northwest of the village.
Carnaross would benefit from improved public bus connections to nearby towns. In recent
years, bus services to the village have improved with bus stops being provided outside the
Church opposite the National School, adjacent to the cross roads and outside the River View
housing development.
Whilst there is an existing footpath and public lighting connecting the River View residential
development to the village centre, and from the village to the local cemetery, there is a need
generally to further improve pedestrian and cyclist linkages in the village. The majority of
development in Carnaross falls within 800 metres of the village crossroads. However,
although outside the village boundary, there would be merit in providing a pedestrian and
cycle link from the village core to the playing fields at Páirc Naomh Ciarán and adjoining
housing, petrol station and shop which are located approximately 1.2km from the village
centre. The removal of the through traffic from the village provides the opportunity to
address traffic safety issues such as the provision of footpaths and possibly cycling paths.
There are adequately delineated parking spaces at the school and adjoining the Carnaross
Inn. Parking provision adjacent to local services such as Gibney’s shop and post office are
poorly defined.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan

Policies
Water and Wastewater Services
WWS POL 1

To facilitate the provision of an adequate water supply to Carnaross.

Flood Risk
FR POL

To manage flood risk and development in Carnaross in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.
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Commercial, Economic and Retail Uses
CER POL

To provide for the development of small scale businesses and the creation of
employment opportunities in Carnaross village subject to the provision of
necessary infrastructure.

Residential Development and Village Core (Character Area 2)
VC POL 1

To protect the existing service and residential function of the village core.

VC POL 2

To provide for the development of new services and facilities in the village
centre including small-scale retail, commercial and office uses.

VC POL 3

To encourage infill and new development which provides for a continuous
building line and active street frontage in the village core and on lands zoned
for village centre facilities and uses.

VC POL 4

To provide for the development of a mixed use development comprising of
low density residential accommodation and potential commercial and retail
uses on lands fronting on to the Kells Roads in the north eastern corner of
the village centre.

VC POL 5

To develop new streets parallel to and connecting the Kells Road and the
Moynalty Road.

VC POL 6

Car parking in the village core should be provided on-street and to the rear
of buildings where access does not seriously injure the building line.

VC POL 7

To promote the development of small scale businesses on lands fronting onto
the road to the south east and west of the village crossroads.

VC POL 8

To promote low density backland residential development in the village
centre.

VC POL 9

To retain and reflect the human scale of traditional two storey buildings in
the village centre.

VC POL 10

To allow for increased building height where a worthy architectural intention
has been demonstrated.

VC POL 11

To protect the traditional building typologies of the historic village core
including the Protected Structures listed in Volume I of the County
Development Plan and promote the use and enhancement of same.

VC POL 12

To provide for backland development in the village centre which respects the
scale, massing and character of the historic village.

VC POL 13

To promote residential densities between 15-20 units per hectare on lands
identified for village centre and residential uses to the north east of the
village crossroads.

VC POL 14

To provide for courtyard and townhouse typologies in the village centre
which enhance the urban character of the village.

VC POL 15

To retain and respect the established eaves lines of the existing building
stock in the village centre.
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VC POL 16

To promote the development of low rise dwellings ranging between one and
a half and two storeys on backland sites to the south east and south west of
the village crossroads.

VC POL 17

To promote the restoration of derelict residential buildings for residential or
other appropriate uses.

VC POL 18

To encourage the refurbishment of the parish hall to provide for multipurpose community facilities.

VC POL 19

To provide for the expansion of Carnaross Primary School and associated
play areas and complementary community uses.

VC POL 20

To protect and enhance the landscape setting of St. Kieran’s Church and
parochial house and associated grounds.

VC POL 21

To encourage the enhancement of the existing boundary treatment to the
front of the workshop to the west of the village crossroads.

VC POL 22

To encourage environmental improvements to the car park adjacent to
Carnaross Inn including improvements to the surface treatment and
boundary wall.

Community Facilities & Open Spaces
CF POL 1

To identify appropriate sites in Carnaross Village for the provision of a Bring
Bank recycling facility.

Carnaross Mart (Character Area 3)
CM POL 1

To protect existing employment functions in Carnaross village.

CM POL 2

To protect and facilitate the sustainable expansion of Carnaross mart.

CM POL 3

To provide for new mart and mart related building typologies which are
adaptable to varying uses whilst being of a form and scale that are
characteristic of the rural character of the village on the mart related uses
zoned lands to the south of the mart.

CM POL 4

To encourage the development of a consistent building line and active street
frontage along the Kells road on mart related uses zoned lands to the south
of the mart.

CM POL 5

To promote the enhancement of the existing boundary wall to the front of
Carnaross mart.

CM POL 6

Car parking associated with the Carnaross Mart and proposed mart related
uses zoned lands to the south of the mart should be provided in off-street
car parking clusters and in structured on-street car parking bays.
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Heritage
HER POL 1

To protect mature trees and hedgerows and traditional field boundaries
which make a significant contribution to the landscape setting of Carnaross
including those along the Kells road.

HER POL 2

To protect the open character of green belts between individual
development clusters.

HER POL 3

To protect views to the south from the Kells road and between
development clusters.

HER POL 4

To promote the restoration and enhancement of structures of traditional
character which have not been included on the Record of Protected
Structures but contribute to the character of the area including townhouses
located at the village crossroads, cottage and farm buildings located to the
east of the parochial house and Lennoxbrook House (which is located
adjoining the Development Framework envelop).

HER POL 5

To enhance the landscape setting of Carnaross through the planting of
native trees and hedgerows within and surrounding the village.

Movement and Access
MA POL 1

To facilitate the development of improved public bus connections to nearby
towns.

MA POL 2

To provide for traffic calming measures on the Kells road, the R147.

MA POL 3

To facilitate vehicular access to the village centre through the provision of
on-street and off-street car parking facilities in accordance with the
requirements of the County Development Plan.

MA POL 4

To extend the speed restriction zone to the east of the village to the
playing fields at Páirc Naomh Ciaran.

Urban Design
UD POL 1

To have regard to the Urban Design Framework for Carnaross contained in
Appendix I of this Written Statement in the design and assessment of
development management proposals brought forward during the life of the
County Development Plan on lands identified for land use zoning objectives
only.
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Objectives
Commercial, Economic and Retail Uses
CER OBJ:

To provide for and improve agricultural trade and related uses while
accommodating ancillary small scale businesses and complementary uses.
The permissible and non permissible uses contained in Section 2.9.5 of
Volume I for E2 land use zoning objective are qualified for this area as
follows:
Permitted Uses
Agri – Business, Bring Banks, Mart / Co-operative, Recycling Facility (Civic &
Amenity), Telecommunication Structures, Veterinary Surgery & Water
Services / Public Services.
Open for Consideration Uses
Builders Providers, Domestic Fuel Depot, Enterprise Centre, Enterprise &
Business Start Ups, Garden Centre, Industry – Light, Motor Sales, Motor
Repair / Servicing, Plant & Tool Hire, Transport Depot, Veterinary Suppliers,
Wholesale & Warehousing.

Movement and Access
MA OBJ 1

To develop a continuous footpath and public lighting from the village centre
to housing east of Páirc Naomh Ciarán.

MA OBJ 2

To repair and enhance the footpath along the R147 and L-6824-10
(Moynalty Road) to the north west of the village cross roads.

MA OBJ 3

To provide and enhance footpaths along the L-6824 (Crossakiel) to the
south west and south east of the village crossroads.

MA OBJ 4

To provide for a footpath along the R147 from the village crossroads
extending to the mart in tandem with the development of the lands zoned
village centre uses.

MA OBJ 5

To develop designated cycle lanes from the River View housing
development to the west of the village to Páirc Naomh Ciarán to the east of
the village.

MA OBJ 6

To develop pick up and drop off points for buses in the village core.
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Appendix to Carnaross Written Statement: Urban Design Framework
An Urban Design Framework for Carnaross was developed as part of the 2009 Local Area
Plan. Whilst the extent, nature and phasing of the land use zoning objectives are no longer
consistent with those contained in the 2009 Local Area Plan for the village, there is
considerable merit in retaining the urban design framework for the village. The Indicative
Master Plan will continue to provide guidance for development management proposals in the
village for the life of the County Development Plan.
The Carnaross Master Plan is illustrated in the following drawings with respect to each
character area. The Master Plan show new streets and spaces, appropriate building forms
and landscape proposals. The Master Plan is indicative only and is intended to provide design
guidance with respect to the built form and layout of the village.

Opportunity Sites
There are several sites in the village that have the potential to make a significant contribution
to the development of Carnaross. These sites include undeveloped lands to the north east of
the village crossroads, backland sites to the north west, south west and south east of the
village crossroads, the mart and employment and enterprise zoned lands opposite the mart
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and the low density zoned lands to the west of the village. Additional design guidance has
been prepared with respect to these sites and is described in the following sections.

Undeveloped lands to the north east of the village crossroads (Character Area 1)
These lands represent a significant landholding centrally located in the village. The site fronts
onto the Kells and Moynalty roads. The development of these lands should seek to establish
an attractive, vibrant and identifiable village centre whilst respecting the innate characteristics
of the traditional buildings in the existing village.
In this regard, development proposals for these lands should seek to:
•
•
•
•
•
•
•

Provide for a mix of uses and active ground floor frontage along the Kells road;
Establish a continuous building line and a strong sense of enclosure along the Kells
road and part of the Moynalty road;
Respect the human scale and massing of traditional buildings in the village;
Generate a strong solid to void relationship between walls and openings;
Provide for vertically proportioned openings;
Employ traditional materials and finishes such as rendered walls, pitched slate roofs
and timber windows and doors, and;
Provide for on and off-street structured car parking along the Kells road.

Innovative design solutions which deviate from traditional building typologies and materials
and finishes shall only be considered where a high standard of architecture is proposed. The
area to the north of the site should provide for residential development and a centrally
located village community. New houses should be located along well defined and landscaped
streets or lanes comprising structured on-street car parking. Off street car parking should be
provided behind the building line and should ideally be screened from the street. Public open
space requirements associated with any proposed development on this site should seek to
complement the potential expansion of Carnaross National School and associated playing
fields or areas.

Backland sites to the northwest, southwest and south east of the village crossroads
(Character Area 1)

The low grade uses to the northwest and southwest of the village crossroads may in time
relocate to the mart related uses zoned lands to the south of the mart. Within this context
new development should seek to consolidate these quadrants by providing access lanes from
the Kells and Moynalty road which complete the associated urban blocks. Similarly, the
quadrant to the south east of the village crossroads should be consolidated to provide for well
defined streets and spaces and the enhancement of the car park adjoining the Carnaross Inn
in particular. Proposed development should front onto the Kells and Moynalty road and new
access lanes and provide for attractive streets and spaces. Development should be of a scale
and massing that reflects adjoining buildings and should employ traditional materials that
reflect the vernacular of the village. The car parking adjoining the Carnaross Inn should be
subject to environmental improvements and could be developed in conjunction with the
Parish Hall to provide for a multi-functional civic space and landmark community building.

Carnaross Mart and adjoining mart related uses zoned lands (Character Area 3)

The Carnaross Mart has an important social and economic association with the village which
is substantiated by its strong presence on the Kells road. Notwithstanding this, environmental
improvements to the front of the mart would improve the visual amenity of the area. The
expansion of the mart should seek to provide for structured off-street parking and loading
areas. A landscaped buffer between the mart and the Kells road comprising native trees
would also significantly enhance the visual amenity of the area. Employment uses which
complement the mart functions are considered appropriate on lands to the south of the mart.
Development proposals should seek to absorb car parking and delivery areas in the site.
Structured parallel on-street car parking may also be appropriate. The scale and massing of
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new buildings should be modest and in keeping with the rural context of the site. Courtyard
arrangements, which provide frontage to the Kells road whilst minimising the visual impact of
buildings, are encouraged.

Low density residential zoned lands to the west of the village (Character Area 2)
These lands are located to the west of the village opposite the River View estate and
adjoining individual detached houses. In order to consolidate development in this character
area low density housing which reflects the form, scale and layout of the local vernacular is
encouraged. The traditional farmhouse cluster typology where buildings are loosely arranged
around a central courtyard space is considered particularly appropriate. The landscaping and
boundary treatment of individual sites should seek to incorporate and augment existing
natural features such as stone boundaries, trees and hedgerows.
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Clonard W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites/Natural Heritage
Areas (NHA)

SFRA

Clonard
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
339
90 No. committed units
20 No. Units
National School
Church and G.A.A pitch
No Natura 2000 sites within the
village. The Kilwarden River which
adjoins the northern development
boundary drains to the River Boyne
which is designated a Special Area of
Conservation
(SAC)
and
Special
Protection Area (SPA).
SFRA carried out in accordance with
recommendations of the Strategic
Flood Risk Assessment of the Meath
County Development Plan 2013 2019. Flood Zones A & B identified.

Goal

To make a positive contribution to the development of Clonard Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all
sections of the local community.

01

Village Context

Clonard is located in the south west of the county, 5km east of Kinnegad, 7km west of
Longwood and 13km west of Enfield. The village developed along the former N4 National
Primary road from Dublin to Galway. It originated as an ecclesiastical centre founded by St.
Finian in 520 A.D. although little survives today to reaffirm Clonard's significance in this
regard. However, the present church of St. Finian which is said to have been built on the 6th
century monastic site, still survives.
Volume I of the County Development Plan indicates that there are two broad sub-types of Villages
that can be observed in Meath - commuter villages and key villages. Commuter villages tend to be
located close to Dublin or close to major routes to the City or other major growth towns. The
nature of development to date reflects their status and many have experienced the pressures of
sudden growth. The future growth of these villages should be curtailed or safeguarded so that
they do not act as catalyst to facilitate continuing expansion of unsustainable growth patterns.
The villages within South and East Meath and along transport corridors to Dublin and other major
towns are typical of this type of settlement. Clonard is included in this category of village.

The statutory land use framework for Clonard promotes the future development of the village
in a co-ordinated, planned and sustainable manner in order to conserve and enhance the
established natural and historical amenities of the village. The focus of this Development
Framework is to consolidate the shape of the village rather than extend it further along any
of the approach roads.
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The Planning Authority notes that there is an extant planning permission for a total of 90 no.
units, which are located in the northern side of the village. The household allocation
contained in the Core Strategy of this Plan provides for a modest extension befitting the
village’s position in the county settlement hierarchy. This land use framework provides that
new land-use zonings are closely linked to, and integrated with, the existing village, thereby
encouraging more sustainable modes of transportation such as walking and cycling.

02

Water and Wastewater Services

03

Land Use

04

Residential Development

The growth of the village has been limited in recent years due to the lack of piped water
services available to serve the village. The existing wastewater treatment plant and water
treatment plant are both designed to cater for a design capacity of 250 population equivalent
(PE). The existing capacity serves Abbeyfields & Meadow View housing development as well
as the local national school. There is no remaining available capacity. The committed units
are to be constructed in tandem with an upgrade to the existing waste and water treatment
plant. Future development proposals will be considered in this context.

The land use pattern evident in Clonard consists of a very limited village core area which is
somewhat sprawling from the petrol station at the western end of the village to a public house
(The Monastery Inn) at the eastern end of the village. In between, there are community uses
both north and south of the Main Street primarily consisting of the national school, church and
community hall. Residential development is concentrated to the north of the Main Street.
There is a row of individual dwellings on large plots to the south of the village off the
Edenderry road. A significant amount of land within the development boundary has been
retained in agricultural use. The Development Framework seeks to prioritise for release
residential development which will further consolidate the village core whilst proposing
employment uses adjacent to the petrol station. Whilst it is accepted that most Irish towns
and villages are characterised by residential uses fronting onto a main street, a level of
commercial activity is also required to make villages viable. In this regard, there is a significant
amount of land zoned for village centre uses.

There are 2 existing multiple unit residential developments in Clonard, both constructed on
the northern side of the R148 (former N4 National Primary road). Meadow View which adjoins
the national school was a Local authority housing development and the first to be constructed
in the village. This was followed by Abbeyfields residential development which was developed
in a phased manner beginning in the late 1990’s. In addition, there is an extant planning
permission to develop Phase III of Abbeyfileds which would result in an additional 90 no.
units noting that there are 7 additional units under construction. An extension of duration for
a further 5 years until 2016 has been permitted by the Planning Authority for this
development. This would more than double the scale of the existing development.
Wastewater and water services are to be provided in conjunction with the development.
The population of Clonard increased from 248 in 2002 to 339 in 2011 noting that a small
decline in population was recorded between the 2006 and 2011 Census of Populations from
347 to 339 persons. The realisation of the committed units would have the potential to
significantly increase the population of the village. The Core Strategy of the County
Development Plan seeks to limit the further expansion of the village at a more moderate rate.
Further development and growth will need to take account of the Village’s ability to grow in a
sustainable manner without causing unacceptable impacts upon the surrounding
environment. This policy framework endeavours to facilitate the continued growth of well
designed, sustainable new residential communities, which are integrated with the existing
Village’s built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 20 no. units to Clonard over the 2013-2019 period. A parcel of land, 0.68ha in
area, east of Abbeylands immediately adjacent to the village centre has been identified as
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Phase 1 in the Order of Priority. It was considered that this site would best realise the vision
of Clonard which seeks to consolidate and strengthen the village core rather than extending
further out on the radial routes from the village core. Furthermore, there is over 3 hectares of
land identified for B1 “Village Centre” land use zoning objective which can accommodate
ancillary residential development. In this regard, the Planning Authority is satisfied that
sufficient lands have been identified within Phase 1 of the Order of Priority to accommodate
the household allocation of 20 units. All other lands are identified as Residential Phase II
(Post 2019) and are not intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Clonard is identified as a fourth tier retail centre in the County retail hierarchy. It has a small
range of retail services, primarily a local convenience shop, a public house and a hairdressing
shop. The Village would benefit from having a greater range and variety of such facilities.
The 2011 Census of Population recorded that 47% of the population aged 15 years and over
in Clonard as being at work although it would not be expected that a significant number of
the residents are employed within the village itself. Employment land was zoned to the west
of the village in the 2009 Clonard Local Area Plan and is being retained in this Development
Framework whilst noting the lack of available water services presently. To date, the retail
core area has been undeveloped. However, there is in excess of 3 hectares of land identified
for B1 “Village Centre” land use zoning objectives which also provide opportunities for small
to medium sized enterprises to develop. This Development Framework has ensured that
sufficient and appropriately located land for village centre uses has been identified for the life
of the County Development Plan and beyond.
Clonard is notable for being one of the earliest Christian sites in Ireland, being linked with the
first Irish bishop Palladius c.450 and as the location of a major early medieval monastery,
founded in the 6th century by St. Finnian. It was from here that many other well known
saints travelled to Britain and Europe thus forging links between these far flung places and
Clonard. It was also well known as one of the distinguished seats of learning in Ireland.
Students from all over Ireland, the British Isles, France and Germany came to this school
which at one time numbered 3000 around 1177, Hugh de Lacy, Lord of Meath, built a motteand-bailey fortification at Clonard which remains a well-known landmark in the village. This
marked the transition of the development of the village to a garrison town.
Meath Tourism has developed a Heritage Trail for Clonard: “Through the Centuries in
Clonard” which highlights the significance of the built heritage of the village. This
Development Framework will seek to support the tourism potential of the village.
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Clonard Heritage Trail

06

Community Facilities and Open Spaces

St. Finian’s National School is located centrally in the village. The nearest secondary schools
are in Longwood, Trim and Killucan. St. Finian’s Roman Catholic Church is located to the east
of the village approximately 300 metres from the national school. Clonard cemetery is located
adjacent to the church. There is a single storey community hall located within the grounds of
the R.C. Church along the road. The Church of Ireland, which is located to the east of the
village outside the development boundary, closed to public worship in 1991. It is a policy of
this Plan to encourage the use of the former Church of Ireland as a visitor/community centre.
A crèche is to be provided as part of Phase III of the Abbeyfields residential development
however no development has commenced to date. The existing level of civic and community
facilities should continue to be monitored to cater for the Village’s needs having regard to the
population now resident. It is essential that sufficient community facilities are established,
catering for all age groups.
The main provision of open space in Clonard is the G.A.A field and amenity open spaces
associated with residential schemes. However, the village has many intact natural field
boundaries which add to its rural character. It would be desirable to retain these green
infrastructure assets in any future development of sites. The village is lacking in safe walking
and cycling networks to maximise upon and appropriately utilise existing natural and manmade environmental assets such as the Kilwarden River. There is a significant amount of land
adjacent to the northern development boundary and the Kilwarden River that is identified for
H1 “High Amenity” land use zoning objective which seeks to protect and improve areas of high
amenity. This area is substantially affected by Flood Zones A & B however there may be an
opportunity to develop a walkway at this location to improve the level of active open space
within the village. This would also provide a link between the village centre and ecclesiastical
site to the northeast of the village. Any new development should be provided in conjunction
with pedestrian and cyclist linkages with the village core area.

07

Urban Design

The focal point of the village is the R.C. Church and St. Finian’s National School. Originally the
national school was located adjoining the church but moved to its present location in 1910.
The single storey community hall adjoining the church is the site of the original national
school. The village is rural in character with a number of individual dwellings on large plots
adjacent to the village core area. Abbeylands and Meadow View residential developments are
to the north of the Main Street. Meadow View housing development consists of a mixture of
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single storey and two storey dwellings with a red brick and plaster finish. Abbeylands housing
development consists of two storey dwellings with a similar red brick and plaster finish. It is
important that any new development respects the rural character of the village. High quality
architecture and urban design should be demonstrated in any future redevelopment of the
village centre and new residential schemes. Furthermore, section 11.1.7 and the Meath Rural
Design Guide set down in the County Development Plan deal with Urban Design and
Architectural Features.

08

Heritage

The built and natural heritage of the Clonard area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors.
Clonard has one building of historical significance which is included in the Record of Protected
Structures. This is St. Finian’s Roman Catholic Church. There are two other protected
structures within the grounds of the Church, namely the Church Railings and St. Finian’s
Shrine.
Clonard has four items on the Record of Monuments and Places (RMP) within the
development boundary. One is located within the grounds of St. Finian’s Church and the
other three are located on land identified for H1 “High Amenity” land use zoning objective to
the east of the village adjoining the development boundary. There are a number of other
items on the RMP just outside the development boundary which are associated with the
ecclesiastical site to the northeast of the village. The continued protection of the built
heritage of Clonard is intrinsic to the sustained success and viability of the Village itself.
Although the Village and the surrounding environs hold considerable environmental assets,
none are designated at international level; the Village does not contain nor is it adjacent to
any Natura 2000 sites. However the Kilwarden River flows just north of the development
boundary and drains to the River Boyne which is designated a Special Area of Conservation
(SAC) and Special Protection Area (SPA). The protection of the natural environment of
Clonard is fundamental to the success of this Development Framework, as it provides the
Village with its own unique identity and amenity background. Therefore it is vital to achieve
the correct balance between protection of the natural environment and the future
development of the Village.

09

Movement & Access

The underlying strategy aims to ensure that:
•
•
•
•
•

The development of the area creates movement along looped routes so that internal
village movement can take place independently of the Main Street, which carries
most of the through traffic.
Public transport accessibility is maximised.
Pedestrian and cycle movement is encouraged to keep vehicular traffic to a
minimum.
Streets are designed to encourage pedestrian activity to make going outside a safe
and pleasant experience.
All vehicular roads are designed in a manner that incorporates passive calming of
traffic.

Clonard, by virtue of its location on the former N4 National Primary route, is served by
regional bus routes from Dublin / Dublin Airport to counties Mayo, Roscommon and Longford.
In addition, residents of Clonard can avail of the rail service in nearby Enfield. The
development of public transport bus links is critical to ensure a better modal split in favour of
public transport away from the private motor vehicle. The 2011 Census of Population
recorded that 49% of the population aged 5 years and over travel by car (passenger and
driver) to work, school or college. In contrast, 20% travel by foot and 1.5% travel by bicycle.
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It is critical to improve the movement of both pedestrians and cyclists through the area.
Furthermore, it is important to manage vehicular traffic passing through the village and to
provide safe crossing facilities for pedestrians and cyclists.

Strategic Policies
SP 1

To promote the future development of the Village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the Village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the village within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity of
the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate in the absence of
proposals brought forward in conjunction with development to remedy same.

Flood Risk
FR POL 1

To manage flood risk and development in Clonard in line with policies WS 29 –
WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Any future planning application lodged with respect to the site identified on
the land use zoning objectives map as having the benefit of an extent
planning permission shall be accompanied by an appropriately detailed Flood
Risk Assessment. The Flood Risk Assessment shall clearly assess flood risks,
management measures and demonstrate compliance with the “The Planning
System and Flood Risk Management Guidelines for Planning Authorities”
(November 2009). The Flood Risk Assessment shall consider the Sequential
Approach within the subject site and would typically involve allocating water
compatible development within Flood Zones A and Zone B. Where necessary,
compensatory storage should be provided. Buildings should be sited at an
appropriate finished floor level, which should be above the 1 in 100 year flood
level, with an allowance for freeboard and climate change.

FR POL 3

Where existing development within the village is at potential risk of flooding
(A1 “Existing Residential” land use zoning objective refer) as identified on the
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land use zoning objectives map, any significant extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I of
the County Development Plan.

Land Use
LU POL 1

To reserve access to backlands at appropriate locations as indicated on the
land use zoning objectives map.

LU POL 2

To consolidate the central area of the village for commercial uses.

LU POL 3

To provide opportunities for expansion of the employment base of Clonard
and provide additional employment opportunities for the resident population
base.

Commercial, Economic and Retail Uses
CER POL

To support proposals to further develop and strengthen the tourism potential
of Clonard building on the work by Meath Tourism in developing the Clonard
Heritage Trail.

Community Facilities and Open Spaces
CF POL 1

To protect the sites of existing facilities and support their further development
and expansion e.g. St. Finian’s National School.

CF POL 2

To encourage the use of the former Church of Ireland as a visitor/community
centre.

Urban Design
UD POL

To preserve the character of the village and its setting by requiring that
the height, scale, and design of any proposed development within the village
and in the surrounding area should complement the character of the village
and not diminish its distinctiveness of place.

Heritage
HER POL

To protect the Archaeological Zone from unsympathetic development and
maintain a visual distinction between the village and the ecclesiastical centre
and moat.

Movement and Access
MA POL

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.
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Objectives
Community Facilities and Open Spaces
CF OBJ 1

To seek to identify a suitable site for a playground.

CF OBJ 2

To facilitate the provision of a site and building for multi-purpose community
uses in the centre of Clonard in association with the development of
adjoining lands to the east and west as indicated on the land use zoning
objectives map.

CF OBJ 3

To assist the G.A.A to identify a suitable site within the village.

CF OBJ 4

To facilitate the provision of a playground within the village.

CF OBJ 5

To provide for civic open space and interpretative signage at the centre of
the village.

CF OBJ 6

To facilitate the provision of all-weather playing facilities and hard courts.

CF OBJ 7

To explore the possibility of providing an amenity walkway along the
Kilwarden River from the village centre to the Clonard Bridge.

CF OBJ 8

To seek the reuse of the Cowplot on the outskirts of the village for active /
passive recreational facilities.

Heritage
HER OBJ

To protect existing trees and hedgerows in areas that are being developed.

Movement and Access
MA OBJ 1

To install a pedestrian crossing within the village centre area and provide
traffic calming measures to control traffic speeds.

MA OBJ 2

To continue to co-operate with Bus Éireann and/or private bus operators to
seek the continuous provision of sufficient bus services in Clonard.

MA OBJ 3

To provide a new urban distributor road from The Monastery Inn public
house to enhance movement through this segment, providing a new
streetscape to the south of this road and mixed commercial and residential
uses.
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CCrroossssaakkiieell W
Wrriitttteenn SSttaatteem
meenntt
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites

Strategic Flood Risk Assessment

Crossakiel
Village - Local centre for services and
local enterprise development
Third tier retail centre
180
38 No. Units
25 No. Units
N/A
Handball Club and Credit Union
No Natura 2000 sites within the village.
The Tremblestown River which is
located circa 1.1 km west of the village
is a tributary of the River Blackwater
SPA/SAC.
No SFRA required in accordance with
recommendations of Strategic Flood
Risk Assessment carried out as part of
the County Development Plan 2013 2019. No lands within Flood Zone A or
B.

Goal

To protect and enhance the character of the historic village and to provide for
development which will allow Crossakiel to develop in a sustainable manner, as an
attractive place to live, work, recreate and visit.

01 Village Context

Crossakiel is located in the north west quadrant of County Meath and in the Kells Electoral
Area. The village is positioned on the R154 (Athboy to Oldcastle Regional Road) and
approximately 9km west of Kells town. The Development Framework for Crossakiel promotes
the future development of the village in a co-ordinated, planned and sustainable manner in
order to conserve and enhance the established natural and historical amenities of the village
and its intrinsic character.
In order to facilitate the delivery of the vision for Crossakiel, land use, movement and access
and natural and built heritage strategies have been identified. The land use strategy for
Crossakiel seeks to accommodate modest levels of population growth in accordance with the
levels of growth provided for in Table 2.4 (Core Strategy) of the County Development Plan
and to provide for distinctive quality driven residential development and essential local
commercial and community facilities. In addition, the land use strategy seeks to provide
employment opportunities for expanding the employment base of the village and to ensure
that adequate provision is made for appropriate commercial, community and educational
facilities to serve existing and future residents.

02 Water and Wastewater Services

The village is currently served by Crossakiel waste water treatment plant to the south east of
the village, which is designed to cater for a design capacity of 500 population equivalent (PE).
There is 225 PE wastewater capacity currently remaining in the treatment plant.
The public water supply in Crossakiel is provided by the Oldcastle / Kells Scheme which
sources water from Lough Bane and is augmented by a second source at Clavin’s Bridge, fed
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by the River Blackwater. Oldcastle, Carlanstown and Kells are also supplied from this source.
There is currently 2,500 PE available from this source. Future development proposals will be
considered in this context.

03 Land Use

The principal land uses in Crossakiel comprise local service and employment uses and
residential development. The commercial and employment uses are discussed in Section 5.0.
The residential uses are located within and adjoining the village centre and mainly comprise
of traditional farm house typologies and more recent detached and semi detached suburban
style dwellings. The diamond to the south of the village and the green area adjacent the
handball club are the main amenity spaces in Crossakiel.
The areas identified to accommodate the 25 no. residential units provided under Table 2.4 of
the Core Strategy are located north of the village crossroads (1.47 hectare site) which is
identified for village centre facilities and uses) and to the north of the proposed green space
off the Kells Road (0.77 hectares). The other sites which were previously identified for
residential development in the 2009 Local Area Plan were considered less favourable by
applying the sequential approach from the Diamond which is accepted as the original nucleus
of the settlement.
The proposed residentially zoned lands to the north of the green space identified in the land
use zoning objectives map would present a coherent built form and frame this area of open
space. The existing village use zoning to the north of the Oldcastle / Kells road junction will
provide additional street frontage at this location. All other lands are identified as a Phase II
and are not intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.
The land use zoning objective for the lands to the south of the Killallon road seeks to provide
for industrial and related uses in order to facilitate the potential expansion of the aluminium
recycling plant. Other opportunities for employment creation are facilitated in the village
centre and mixed use zoning objective areas.

04 Residential Development

Crossakiel has not experienced an excessive level of development in recent years compared
to other development centres in the County and whilst it has maintained its historic village
grain and building lines, the core has experienced some deterioration which is evident at
locations such as the ‘Cosy Corner’ on the north western corner of the urban block. The
Cairns development located to the south east of the town which takes the form of suburban
type detached and semi detached dwellings with an element of terraced dwellings is poorly
integrated with the village in terms of permeability and boundary treatments. This
development represented a significant increase in the resident population of the village in
recent years. This Development Framework will endeavour to improve accessibility to this
development and any future development in the village in terms of pedestrian / cycle linkages
in the future.
Section 2.3.1 of Volume 1 of the County Development Plan outlines the settlement hierarchy
for the county. 25 no. units have been allocated to the village in the Core Strategy of the
County Development Plan as indicated in Table 2.4 of the said Plan. The Core Strategy of this
County Development Plan seeks to permit a moderate rate of residential expansion in the
village over the Plan period. Future development and growth will need to take account of the
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village’s ability to grow in a sustainable manner without causing unacceptable impacts upon
the surrounding environment. This Development Framework endeavours to facilitate the
continued growth of well designed, sustainable new residential communities, which are
integrated with the existing village’s built environment.

05 Commercial, Economic and Retail Uses

Crossakiel is identified as a fifth tier retail centre in the County Retail Hierarchy. It has a small
range of retail and business services, primarily a local convenience shop, Credit Union, hair
salon, and two public houses. Employment uses include the local services mentioned and P.J
Carneys Aluminium Recycling Plant and motor repairs located in the village core.
The Planning Authority has identified a large parcel of land adjacent to the existing
Aluminium Recycling Plant to facilitate future expansion of this business. In addition, areas
have been identified for mixed residential and business uses within and surrounding the
village core including a greenfield site opposite the Cosy Corner development. The amount of
land zoned for business and industry in the village including the significant brownfield
redevelopment opportunities has ensured that sufficient and appropriately located lands for
industrial and commercial development have been identified for the life of the County
Development Plan and beyond.

06 Community Facilities & Open Spaces

There are no primary or secondary schools in Crossakiel village with the nearest primary
schools located at Kilskyre and Drumbaragh and secondary schools located at Kells and
Athboy. The Planning Authority will continue to monitor the need for a national school in
conjunction with the Department of Education & Skills. Crossakiel contains a Handball Alley
and a local Post Office to the north of the town. BMC United FC is located outside of the
development envelop of the village in Thomastown. The existing level of civic and community
facilities is insufficient to cater for the village’s needs having regard to the population now
resident. The urban design section of this Development Framework provides details of
proposals for the redevelopment of the existing handball club to include the provision of other
uses.
It is essential that sufficient community facilities are established, catering for all age groups.
Sufficient lands have been reserved for open space to accommodate both existing and
proposed future populations.

07 Urban Design

The village of Crossakiel can be described as a small 19th century village built around a
triangular green known as the ‘diamond’. Historic maps illustrate the structure and evolution
of the village. The village comprised the historic core and a triangular open space, overlooked
by two 19th century houses and St. Schiria’s church. The structure of the historic village has
been retained in the course of the development of Crossakiel.
There are several sites in the village that have the potential to make a significant contribution
to the development of Crossakiel. These sites include infill sites in the village centre and
located to the rear of the Welcome Wagon and adjacent Hill House, the handball club,
residential zoned lands to the north of the handball club, and mixed business and residential
zoned lands adjacent the Garda station. Details of the proposed urban design guidelines are
provided as Appendix A to the Crossakiel Development Framework.

08 Heritage

Crossakiel is located in the southwest Kells lowlands as identified in the Landscape Character
Assessment of the County Development Plan 2013-2019. This area is characterised by rolling
farmland with remnants of parkland landscapes. Crossakiel is situated on a small hill which
benefits from attractive views to the Loughcrew Hills and the countryside to the west and
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south. Several mature and attractive trees are located around the village which contribute to
the picturesque qualities of Crossakiel.
There is no existing or candidate / proposed Special Areas of Conservation (SPAs) or Natural
Heritage Areas (NHAs) within the immediate vicinity of the village. Crossakiel contains several
natural and built features worthy of protection. These features include those contained on the
Record of Protected Structures and those identified in the Meath County Landscape Character
Assessment. A site of archaeological interest in the village core has been identified on the
Record of Monuments and Places. This monument (SMR no. 16-024) is classified as a mound
barrow and is located in the village core and to the rear of McCabe’s public house. There may
also be undiscovered archaeology in the village which will need to be provided for in the
course of development. Buildings or structures which have not been identified on the Record
of Protected Structures but have a strong vernacular character should also be protected and
preserved as part of any development proposals.
Crossakiel also contains several mature and attractive trees which define the landscape
setting of the village. A tree survey of Crossakiel has been undertaken and additional trees
worthy of protection have been identified on the land use zoning objectives map. The natural
and built heritage strategy seeks to ensure that a green edge is established surrounding the
built up area of Crossakiel and that the visual impact of new development is ameliorated by
landscaping proposals to repair and enhance the landscape structure of the village. These
proposals shall include objectives for existing and new boundary treatments.

09 Movement & Access

The village of Crossakiel is defined by a road network linking the village to surrounding
settlements. This network comprises the R154 regional route connecting Oldcastle to Athboy and
local roads to Killallon, Kells and Ballinlough. These roads converge to form a central quadrant in
which the historic settlement of Crossakiel is located. The urban form in Crossakiel is located along
the eastern perimeter of this quadrant and connects the Kells road to the Athboy road.
The built up area of Crossakiel is contained within a 400 metre walking band and approximately
five minutes walking distance of the village centre. However, pedestrian connections to the village
and in particular from The Cairns are compromised in places where indirect pedestrian routes and
poor or no footpaths have been provided.
Crossakiel is not served by a public transport service. The nearest public transport connections to
the village are located at Kells, Athboy and Oldcastle which are served by public bus services.
Vehicular movement to and through the village occurs along the routes described above. The
speeds at which vehicles pass through the village along the Kells / Killallon road, notwithstanding
speed limits, has been identified as a local safety concern.

Sustainable modes of transport such as walking and cycling shall be prioritised in the village
through the development of permeable and connected streets and spaces and the provision
of necessary pedestrian and cycle infrastructure. Footpaths extending from the village centre
to existing and new housing developments are proposed. Improvements to existing footpaths
are also proposed, particularly along the south western edge of the historic core. New streets
and spaces should provide for high levels of connectivity and direct and safe pedestrian, cycle
and vehicular access to surrounding areas.
A new street to the north of the Kells road and the open green space adjacent to the hand
ball club is proposed. A connection from this street to the Kells road and west of the handball
club is also proposed.
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10 Telecommunications

Eircom has erected a telecommunications tower / exchange to the east of the village
adjoining the Kells road. This tower is broadband enabled and provides broadband services to
Crossakiel. This tower dominates the approach to the village from the Kells Oldcastle Road.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan

Policies
Water and Wastewater Services
WWS POL

To facilitate the provision of an adequate water supply to Crossakiel.

Flood Risk
FR POL

To manage flood risk and development in Crossakiel in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

Land Use
LU POL 1

To protect the existing service and residential function of the village core.

LU POL 2

To provide for the development of new services and facilities in the village
centre including small-scale retail, commercial and office uses.

LU POL 3

To provide for the sustainable development of industrial and related uses and
the creation of employment opportunities in Crossakiel village.

LU POL 4

To protect the built and natural environment of Crossakiel from the potential
impacts of industrial development including visual, water, air and noise
pollution.
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To facilitate employment creation through the development of industrial
related uses adjoining the Aluminium Recycling Plant.

Residential Development
RD POL 1

To provide for low density housing overlooking the open space adjacent to
the handball club.

RD POL 2

To provide for low density town houses fronting onto the Oldcastle road.

RD POL 3

To provide for infill townhouse typologies in the village centre.

RD POL 4

To promote the restoration of derelict residential buildings for residential or
other appropriate uses.

Urban Design
UD POL 1

To have regard to the Urban Design Framework for Crossakiel contained in
Appendix I of this Written Statement in the design and assessment of
development management proposals brought forward during the life of the
County Development Plan on lands identified for land use zoning objectives
only.

UD POL 2

To protect the traditional building typologies of the historic village core
including the Protected Structures listed in the County Development Plan.

UD POL 3

To provide for infill development in the village centre which respects the
scale, massing and character of the historic village.

UD POL 4

To provide for new industrial building typologies which are visually
unobtrusive and of a form and scale which does not injure the rural
character or further injure the setting of the village.

UD POL 5

To retain and respect the established eaves lines of the existing building
stock in the village centre.

UD POL 6

To encourage two storey dwellings of a scale that reflects the vernacular of
traditional 18th and 19th century houses such as Hill House on residential
zoned lands to the north of the handball club.

UD POL 7

To promote the development of two storey buildings along the Kells and
Oldcastle roads on lands adjacent the Garda Station in order to provide a
sense of space and enclosure to the street.

UD POL 8

To encourage infill development which provides for a continuous building
line and active street frontage in the village core and on lands zoned for
village centre facilities and uses.

Heritage
HER POL 1

To protect the trees identified on the Crossakiel land use zoning objectives
map.

HER POL 2

To implement the actions outlined in the tree survey (undertaken in 2009)
including the protection of additional trees identified as being worthy of
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preservation.

HER POL 3

To ensure that development proposals adjacent to protected trees do not
threaten their survival.

Movement and Access
MA POL 1

To provide for traffic calming measures on the Kells Road.

MA POL 2

Car parking in the village core should be provided on-street or to the rear of
buildings where access does not seriously injure the building line.

MA POL 3

On-street car parking located adjacent the aluminium recycling plant should
be absorbed within the site as part of any future development proposals.

MA POL 4

Car parking to the north of the open space adjoining the hand ball club
should be provided on-street in structured parallel car parking spaces and offstreet behind the building line.

MA POL 5

Car parking on the site identified for village centre facilities and uses adjoining
the Garda station should be provided in structured parallel car parking spaces
along the Kells and Oldcastle road and in the site to the rear of proposed
buildings.

Telecommunications
TEL POL

To actively promote e-inclusion in Crossakiel through the planning process
and by supporting strategies to encourage and enable lower income
households to avail of modern broadband infrastructure.

Objectives
Water and Wastewater Services
WWS OBJ

To identify suitable locations for a new waste water treatment plant as
necessary in the event that the permitted residential development is
constructed.

Land Use
LU OBJ 1

To encourage the restoration of the vacant ‘Cosy Corner’ public house for
retail or commercial uses.

LU OBJ 2

To provide for the development of commercial, retail and residential uses on
lands fronting onto the northern side of the Kells road.

LU OBJ 3

To promote the use of the former post office building on the western side of
the diamond for retail or commercial uses.

LU OBJ 4

To provide for the sustainable expansion of the Aluminium Recycling Plant to
the west of the village.
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Community Facilities and Open Spaces
CF OBJ 1

To promote the development of a multipurpose community building on the
site of the existing handball club.

CF OBJ 2

To preserve the ruins of St. Schiria’s Church and associated grounds and to
promote access to and a greater appreciation of the site.

CF OBJ 3

To promote the development of an attractive and overlooked public park on
the lands adjoining the handball club for the purposes of passive and active
recreation.

CF OBJ 4

To protect and enhance the existing open space amenities at the diamond
and in the housing estates to the east of the village.

Urban Design
UD OBJ 1

To facilitate the development of town houses overlooking the proposed
public park adjacent the handball club and on the eastern side of the
Oldcastle road.

UD OBJ 2

To promote the development of a continuous building line and active street
frontage to the rear of the Welcome Wagon and overlooking the “Diamond”.

UD OBJ 3

To encourage the development of a continuous building line on the disused
lands to the north west of the “Diamond”.

UD OBJ 4

To provide for the development of a continuous building line and active street
frontage along the Kells road and aligned with the Garda Station where lands
have been identified for village centre facilities and uses.

UD OBJ 5

To promote the development of a consistent building line along the northern
edge of the proposed public park adjacent the handball club.

UD OBJ 6

To promote the enhancement of the existing boundary surrounding the
Aluminium Recycling Plant.

UD OBJ 7

To provide for the protection and repair of the stone wall along the southern
side of the Kells road and between the Cosy Corner and McCabe’s public
house.

Heritage
HER OBJ 1

To identify potential sources of funding for the repair of St. Schiria’s Church
and associated grounds in conjunction with the local community.

HER OBJ 2

To investigate the possibility of placing a Tree Preservation Order on the 4
no. sycamore trees to the front of the Garda station, the 3 no. beech trees
to the north of Hill House and the beech tree at the south western corner of
the Kells / Oldcastle road junction.

HER OBJ 3

To enhance the landscape setting of Crossakiel through the planting of
native trees and hedgerows within and surrounding the village.
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Movement and Access
MA OBJ 1

To develop pick up and drop off points for buses in the village core.

MA OBJ 2

To develop a continuous footpath from the village centre to The Cairns estate
and the village boundary.

MA OBJ 3

To repair and provide for a continuous footpath along the southern perimeter
of the village core.

MA OBJ 4

To extend the footpath on the northern side of the Kells road to the
development boundary of the village on the Oldcastle road.

MA OBJ 5

To develop a pedestrian path from the village centre through the proposed
public park adjoining the handball club.

MA OBJ 6

To develop a new street to the north of the open space adjoining the
handball club and connected to the Kells and Ballinlough road.

MA OBJ 7

To provide vehicular access from the lands identified for village centre
facilities and uses adjoining the Garda station from the Oldcastle road.

MA OBJ 8

To provide vehicular access to industrial and related uses zoned land to the
west of the village from the Kells road.

MA OBJ 9

To investigate options to improve the visibility at the junction adjoining the
“Cosy Corner” on the R154 Regional Road for vehicles travelling from Kilskyre
to Oldcastle.
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Appendix to Crossakiel Written Statement: Urban Design Framework
An Urban Design Framework for Crossakiel was developed as part of the 2009 Local Area
Plan. Whilst the extent, nature and phasing of the land use zoning objectives are no longer
consistent with those contained in the 2009 Local Area Plan for the village, there is
considerable merit in retaining the urban design framework for the centre for the lands
identified for village centre facilities and uses, the proposed village green and adjoining
residential development and the expansion to the industrial development to the south west of
the village centre. The Indicative Master Plan will continue to provide guidance for
development management proposals in the village for the life of the County Development
Plan.

Indicative Master Plan
There are several sites in the village that have the potential to make a significant contribution
to the development of Crossakiel. These sites include infill sites in the village centre and
located to the rear of the Welcome Wagon and adjacent Hill House, the handball club, the
commercial and mixed use site adjoining the Garda Station.
Infill Development
The site to the rear of the Welcome Wagon should be developed to provide for continuity and
enclosure to the street and the “Diamond”. The scale and massing of this development
should complement adjoining buildings and in particular the Protected Structure to the north
east of the diamond.
The development of the site to the north of Hill House should provide for a safe and
attractive pedestrian link to The Cairns estate whilst ensuring for the protection of worthy
trees along the boundaries of the site. A shared surface which provides for vehicular access
to the rear of new buildings whilst prioritising pedestrian movement is recommended.
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Proposed buildings should comprise:
•
•
•
•
•
•

A human scale which respects the scale and massing of traditional buildings in
the village
A continuous building line
Active street frontage
A strong solid to void relationship
Vertically proportioned openings
Traditional materials and finishes such as rendered walls, pitched slate roofs and
timber windows and doors.

Innovative design solutions which deviate from traditional building typologies and materials
and finishes shall only be considered where a high standard of architecture is proposed.
The Handball Club
The existing Handball Club terminates views north from the Main Street of Crossakiel and as
such benefits from a landmark location in the village. The Handball Club is also prominently
located along the Kells road approach. However, the appearance and condition of this
building is poor and warrants repair or replacement. A new community building at this
location should seek to:
•
•
•
•
•

Provide for multi-functional community facilities;
Address the Main Street and proposed public park;
Establish a landmark building for the village;
Respect the scale of adjoining buildings, and;
Employ materials and finishes which enhance the identity of Crossakiel.

Residential zoned lands to the north of the handball club
The residential land use zoning for these lands has been rationalised with respect to the
proposed public park to the south and the plot configurations and ownership of these lands.
A crescent is proposed which requires the development of access points only through the
public lands. This crescent should be of a scale and form which respects that of the village
whilst providing enclosure and passive surveillance to the north of the park. This crescent
should extend into the existing residential zoned lands to the east should the opportunity
arise.

View towards Public Park and crescent of housing
The street section and street frontage along this crescent will be critical in determining its
success.
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The key components are:
•
•
•
•
•
•
•

Two-storey buildings forming a crescent
A consistent building line
A shallow privacy strip to the front of buildings
A one-way access street
On-street parallel parking along the northern side of the street
Off-street car parking behind the building line
Formal landscaping along the northern and southern side of the street

Lands identified for Village Centre Facilities & Uses adjacent to the Garda Station
These lands present an opportunity to augment the existing provision of services and facilities
in the village along one of the principal routes through Crossakiel. A two-storey and stepped
terrace comprising approximately three retail / commercial units fronting onto the Kells road
is proposed in order to:
•
•
•
•

Negotiate the topography of the site;
Provide for active frontage along the Kells road;
Provide a strong sense of enclosure to the street, and;
Establish a fine urban grain.

The terrace should be aligned with the adjoining Garda Station in order to protect mature
sycamore trees adjacent the site. Parallel on street car parking and a landscaped urban space
could occur to the front of the building. Access to these units and off street car parking could
also be provided to the rear of the terrace from the Oldcastle road. A terrace of townhouses
is proposed fronting onto the Oldcastle road and providing a strong urban edge along this
approach road.
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Donore W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites

Strategic Flood Risk Assessment
(Meath County Development Plan
2013 – 2019)

Donore
Village - Local centre for services and
local enterprise development
Level 5 Retail Centre
692
4 No. Units
20 No. Units
Donore National School
Donore Parish Hall
St. Mary’s Roman Catholic Church
Donore is located less that a kilometre
from the River Boyne which forms part of
the River Boyne and River Blackwater
Natura 2000 network and is both a SAC
and SPA.
No SFRA Required. Implement Flood Risk
Management policies from CDP.

Goal

To consolidate and strengthen the village, through the provision of a welldefined village centre area, as well as a range of land-uses to support the
residential population, its role as a convenience ‘Service Centre’ to the
surrounding local area and an important node along the “Tourism Route”
connecting the ‘Battle of the Boyne’ Visitors’ Centre located at Oldbridge to the
Brú na Bóinne Visitors’ Centre.

01 Village Context

Donore is located towards the northeast of the county in close proximity to the border with
County Louth. The village is located approximately 4km from Drogheda. An interchange with
the M1 motorway is also located within close distance of the village (2km to the east) which
is the main Dublin-Belfast road corridor. The village centre is focussed on St. Mary’s Church
and Parochial House dating from the mid 19th Century.
Donore is located within the buffer zone of the Brú na Bóinne UNESCO World Heritage Site
which is one of only two current world heritage sites within the State. The village therefore is
positioned within a highly sensitive landscape setting within the Boyne Valley. Whilst noting
this, the village has also experienced significant pressure for new housing in recent years with
the population growing from 334 persons in 2002 to 692 persons in 2011 (107% increase).
The function, role and overall size of the village has largely been determined by its proximity
to surrounding urban areas, specifically that of Drogheda.
The future development of Donore will seek to consolidate those lands within the Village
Centre, specifically those backlands to the north and south of Slane/Stalleen Road and to the
east of Duleek Road in a sensitive manner that will not negatively impact upon the setting of
the Brú na Bóinne UNESCO World Heritage Site or indeed the character of the village. The
location of the village within the buffer zone of the UNESCO World Heritage Site of Brú na
Bóinne which is ranked among the most visited tourist sites in the country does present
commercial opportunities which should be harnessed in the village. This will also be
complemented through the enhancement of the Village’s street finishes, footpaths, green
spaces and public domain generally, and the redevelopment of key greenfield or neglected
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sites, as well as the re-use of any derelict buildings. This Development Framework provides a
land use strategy supported by a village-scape plan to realise the stated vision for the village.

02 Water and Wastewater Services

Water: Donore is supplied with water from the East Meath Water Supply Scheme and the
principal source of water is the Staleen Water Treatment Plant near Donore. This water
supply scheme also serves Drogheda Environs, Mornington, Donacarney, Bettystown,
Laytown, Julianstown, Stamullen, Duleek, Curragha, Ashbourne and Ratoath. This plant is in
Meath but is owned and operated by Louth County Council. Meath County Council has an
entitlement of up to 47% of the capacity from these works which equates to approximately
15,000 m3/day and the current average demand is approximately 11,000 m3/day. Therefore,
there is presently up to 4,000 m3/day spare capacity. The supply is augmented by Meath
County Councils boreholes at Kiltrough which produce almost 3,000 m3/day. These boreholes
were developed in 2010 and these together with recent new sources developed by the
Council in Ashbourne and Dunshaughlin as well as substantial gains made through water
conservation have significantly improved the available water supply in this area and have also
reduced the strain and reliance on the Staleen works. However, this spare capacity must also
take cognisance of the significant extant planning permissions for multiple residential units in
Drogheda Environs, Ashbourne, Ratoath, Laytown / Bettystown and Stamullen in particular.
Wastewater: Donore is currently served by an existing Waste Water Treatment Plant located
to the northwest of the village, along the Slane Road, adjacent to the southern banks of the
River Boyne. The plant has recently been upgraded as part of the Towns and Village Design
Build & Operate Scheme which has doubled the capacity from 600 Population Equivalent
(P.E.) to 1,200 P.E. It is estimated that the current loading to the plant is approximately 810
P.E. Provision was also made in the design and construction of the plant to allow a further
upgrade to 2,400 P.E. if required.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Donore and the
realisation of the household allocation from the Core Strategy may not occur until the water
supply services constraints have been remedied although the additional household allocation
is considered quite modest.

03 Land Use

Donore is typical of the commuter villages which have emerged in Co. Meath over the past 15
years. Donore is close to the Dublin border and to the town of Drogheda, and offers an
attractive rural setting within the Greater Dublin Area. The nature of development in Donore
reflects this status and the village has experienced the pressures of sudden growth. The
County Development Plan seeks to ensure that the future growth of Donore is curtailed so
that it does not act as a catalyst to facilitate continuing expansion of unsustainable growth
patterns. The modest household allocation for Donore reflects this policy direction.
The land use strategy for Donore seeks to consolidate the built form of the village with the
Phase 1 Order of Priority lands being selected through a sequential approach from the central
crossroads of the village in addition to topographical considerations. New development should
be cognisant of the village setting and be appropriate in terms of size, scale and density.
Opposite the new mixed use commercial building and national school in the village centre is
an area of land zoned for a B1 “Village Centre” land use zoning objective to accommodate a
modest extension to the commercial uses within the town. The Planning Authority will
encourage sustainable transport measures within Donore in particular walking and cycling
from new and established residential areas to the commercial and educational sites within the
village.
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04 Residential Development

The last decade has seen a significant transformation in the nature and scale of residential
development in the village with the development of significant residential developments. ‘The
Grange’ is located to the south and east of the Drogheda/Mullaghacrone Road comprising 99
no. dwellings and St. Mary’s Heights (39 no. dwellings) which adjoin the older and more
established developments of St. Mary’s Villas and St. Mary’s Cottages off the Duleek / Red
Mountain roads. The other more recent interventions comprise of ‘Murray’s View’, a
residential development of approximately ten land plots to the west of the
Drogheda/Mullaghacrone Road, nine of which have been developed upon, and the
development of a series of Serviced Land Initiative sites by Meath County Council, known
locally as ‘Stalleen’, comprising of fifteen individual residential sites as well as the further
infilling of the Slane/Stalleen Road with individual housing developments. The dwellings in
these latter two residential developments are also individually designed. However they do not
possess any purpose-built and designed open space areas.
The site layouts of some of the older residential development referred to are not conducive to
passive surveillance of internal pedestrian, cyclist, backyard or the internal open space
movements or networks. However, these residential developments have effective paved
pedestrian routes linked to the Village Centre, some of which are segregated from the road
space from motorised vehicles.
Donore has had a significant level of Local Authority social housing, specifically the residential
developments of ‘St Mary’s Cottages’, ‘St Mary’s Villas’ and the recent Council development of
St. Mary’s Heights. This is considered to be a comparatively high level of provision in relation
to the overall number of households in the village. Ultimately, future private residential
developments should be encouraged to provide for a broad mixture of household types.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 20 units for Donore over the 2013 – 2019 period. In addition, Table 2.5 indicates
that there are a further 4 units committed to in the form of extant planning permissions.
These sites with the benefit of extant planning permission are identified on the land use
zoning objectives map.
The average density set down for Donore in the County Development Plan is 20 units per
hectare. In this context, there is a requirement for 1.0 hectare of residential land to be
identified to satisfy this allocation. Residential lands will be delivered on a phased basis as
illustrated on the land use zoning objectives map. The land use zoning objectives map has
identified the lands required to accommodate the allocation of 20 no. units provided for under
the Core Strategy. This decision followed the carrying out of an examination of the lands
previously identified for residential land use in the 2009 Donore Local Area Plan and still
available for development. The lands which have been identified for residential land use
arising from this evaluation largely arise following the application of the sequential approach
from the village centre crossroads junction outwards with land topography also taken into
account. The site included as Phase I in the Order of Priority is on the Duleek Road opposite
St. Mary’s Villas. It is also proposed to identify lands immediately north of same for B1
“Village Centre” land use zoning objective further strengthening the village core and the
proximity of the subject lands to commercial uses. The remaining lands identified with an A2
“New Residential” land use zoning objective are identified as Phase II lands on the land use
zoning objectives map and are not intended to be released during the period of the current
County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.
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05 Commercial, Economic and Retail Uses

Donore has a small yet developing range of retail services. Commercial development within
the Village is dominated by the part-two and part-three storey retail development to the
south of the Slane/Stalleen and Duleek Road junction comprising of approximately 5 no. retail
units at ground floor level with offices and residential units above. At the time of the
preparation of this Written Statement, two of these units remain vacant. The only other
additional commercial premise in the Village is ‘Daly’s Inn’ Public House located opposite.
Donore’s retail and commercial zone is based within the village centre area. Currently, the
range of services provided within the village is reasonable having regard to its position on the
lowest tier of the County Retail Hierarchy. To provide for its growing population base, as well
as the village’s role as a service provider for the surrounding rural area and the village’s
location along an increasingly important “Tourism Route” between The ‘Battle of the Boyne’
Visitors’ Centre located within Oldbridge House and Demesne, and the Brú na Bóinne Visitors’
Centre, the village may need to expand upon its commercial and retailing functions in the
future and may benefit from having a greater range and variety of such retail facilities.
Any future retail development within Donore should be directed to locate within the village
centre thereby facilitating multi-purpose trips and reinforcing the commercial core. Any future
expansion of the village centre area should be confined to the areas which benefit from the
B1 “Village Centre” land use zoning objective in order to retain the village’s centre as the core
retailing area. This would aid in the consolidation of the village, and strengthen the existing
retailing base.
Given the excellent condition and upkeep of the premises fronting onto Main Street and
throughout the village generally, it is not considered that there is any need to encourage the
renovation of existing premises fronting onto the village centre. It is considered sufficient that
the rate of maintenance evident within the village be maintained.

5.1 Enterprise and Employment
Having regard to the nature, role, scale and location of the village, the strategy for economic
development in Donore must focus on the achievable delivery of local services and the
promotion of tourism related businesses whilst not impacting upon the surrounding
environment or landscape quality. For this reason, it was considered that lands with an
enterprise and employment land use zoning objective would not be an appropriate land use
within the village. New build office units are available within the village centre for start-up
businesses, supplementary to the existing provision, and are deemed to be a more
appropriate form of employment generation within Donore than traditional industrial zoned
lands given the Village’s historical setting.

5.2 Tourism
The Boyne Valley surrounding Donore Village contains a high-quality natural heritage
landscape and a significant level of man-made built heritage which attracts thousands of
visitors each year to the area. The Planning Authority recognises the importance of tourism in
the economic life of the County which offers a significant opportunity for increased
expenditure, economic development and job creation in both Donore Village and the County
in general.
The area’s growing importance can be seen in the substantial investment in tourism
infrastructure within the area in recent years. The Brú na Bóinne Visitors’ Centre opened in
1997 to expand upon and facilitate the tourism potential of the passage tombs of ‘Knowth’
and ‘Newgrange’, while the Battle of the Boyne Visitors’ Centre within Oldbridge House and
Demesne opened in, 2008, both in a sustainable and non-invasive manner.
Meath County Council is presently constructing the first phase of the Navan – Drogheda
Boyne Greenway by connecting the Ramparts in Drogheda to the Oldbridge Estate. The
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second phase which is at design stage will extend the facility onwards to the Brú na Bóinne
Visitors’ Centre. This will further solidify the area’s attraction for tourism and leisure facilities.
Donore Village is in a strategic location to continue to capitalise upon its siting at the junction
of a substantial number of routes serving the notable international heritage and tourist
attractions arranged along this section of the Boyne Valley, specifically the Brú na Bóinne
UNESCO World Heritage Site, the key ‘Battle of the Boyne’ sites and the partially restored
Boyne Navigation. There is substantial scope for Donore Village to continue to function as an
important gateway and base for tourism activities in the area. The Local Authority also
recognises that Donore has considerable potential for the development of tourism and
cultural uses, particularly the development of accommodation, entertainment and related
tourist facilities to further expand upon the potential that this cultural heritage destination
and area of local distinctiveness offers. This Development Framework acknowledges the
importance of visitor experiences and impressions, whilst aiming to encourage tourism that is
sustainable and environmentally friendly.

06 Community Facilities & Open Spaces

There are limited civic and community facilities in the village which comprise of Donore
National School and Donore Parish Hall adjoining the Church. The sporting facilities are
located outside of the plan envelop ‘Donore Rovers Football Club’ and St. Mary’s GFC grounds
are located opposite the Brú na Bóinne Visitors’ Centre at Roughgrange.
Given Donore’s current population, the level of civic and community facilities is insufficient to
cater for the village’s future needs. It is essential that sufficient community facilities are
established, catering for all age groups.
The national school in Donore (Scoil Naisúnta Dun Uabhair) had an enrolment figure of 205
pupils for 2012/2013 which has increased from 149 in the 2008/2009 school year. The
current capacity and potential future demands on this facility have been considered during
the preparation of this Development Framework. The local community’s effort to renovate the
former National School adjacent to St Mary’s Roman Catholic Church is commended and it is
an objective of this Development Framework to promote its final inception as a village hall.
Donore enjoys some notable environmental qualities within its vicinity, particularly the River
Boyne Valley and the undulating hills surrounding its banks, specifically ‘Redmountain’ to the
south and ‘Donore Hill’ to the north of the Village. However, the village itself is distinctly
lacking in active recreational and community amenities; there are no significant or distinctive
open spaces aside from the village graveyard, safe walking networks away from motorised
vehicles or active areas of open space to maximise and appropriately utilise such natural and
man-made environmental assets, settings and views.
The only other public open spaces are those located within the older residential developments
of ‘St Mary’s Cottages’ and ‘St Mary’s Villas’ to the south of the Village and within the recently
constructed residential development of ‘The Grange’ to the east of the Village. These open
space areas comprise of extensive grassed areas with some recent tree planting. However,
these open space areas do not provide play equipment, children’s play areas or all weather
facilities and, due to the lack of pedestrian or cycle ways within the village, are not interlinked
in any cohesive manner. They provide only a minimal amenity value and the village is in need
of a larger more purposeful open space area or a linked series of open spaces with associated
children’s playground areas and civic amenity spaces.
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07 Urban Design
7.1

Purpose of this Village Design Strategy

The village design strategy will:
•

Facilitate the improvement of the physical appearance and general environment of
the Village.

•

Foster the continued development of a compact Village form, through the
development of suitable areas for the purposes of mixed use and low-density
residential development where pedestrian connections to surrounding lands can be
achieved.

•

Create new, enhance existing, and complete potential pedestrian linkages identified
throughout the area, which will improve permeability between community, residential
and amenity related uses.

•

Promote well designed and highly considered architectural solutions to any
interventions proposed within the Village Centre in order to enhance both the image
and appearance of the area and protect the setting of the Boyne Valley and the Brú
na Bóinne UNESCO World Heritage Site.

This Village Design Strategy aims to improve the urban form of the built environment and to
highlight areas where enhancements and improvements could be made to both the built and
natural environment.

7.2

General Urban Design Guidance

The most successful developments are those that are carefully integrated with their
surrounding built environment complemented by the utilisation of the most appropriate
building materials, finishes, forms and landscaping treatment. Each of these elements should
relate to the existing built fabric and settlement structure of the Village.

7.3

Village Centre & Opportunity Site

The future development of lands identified with a B1 “Village Centre” land use zoning
objective should seek to augment the identifiable Village Centre within Donore whilst
respecting the inherent characteristics of the existing buildings within the Village. Future
development proposals for these lands should seek to:
•

Provide for a mix of uses and active ground floor frontages addressing Main Street,

•

Establish a continuous building line within an accompanying strong sense of
enclosure along the Village’s Main Street,

•

Buildings should respect the scale and massing of existing buildings within Donore,
be a maximum of two-storeys in height and ameliorate any potential visual impact
they may have on the setting of the Brú na Bóinne World Heritage Site, and

•

Opportunity Site A (see map on following page) should also provide for a Bring
Recycling Facility to serve the Village’s needs.

Parallel on street car parking and landscaped urban spaces could be inserted to the front of
these proposed buildings. Access to the retail units and off street car parking could also be
provided to the rear of the terrace, as is the case with the recent development at the junction
of the Duleek Road and Main Street.
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Opportunity Site A

7.4

Visual Impact and Building Height

New development proposals within the Village must have regard to the existing building
character and heights along Main Street. In this regard, no building in excess of two-storeys
will be favourably considered by the Planning Authority within the Village Centre.
Development proposals involving mixed-use, commercial or more than 2 no. dwellings within
the Village’s development boundary must be the subject of a Visual Impact Assessment and
must be accompanied by a Visual Impact Statement, photomontages or similar 3D material
outlining the proposed development’s potential visual impact upon the ‘Core Area’ of the Brú
na Bóinne UNESCO World Heritage Site.
This requirement seeks to ensure that any future proposed developments do not negatively
impact upon the Village’s character and the setting of the national monuments within the
World Heritage Site.

7.5

Urban Grain

Although the Village contains a variety of building types and forms, the existing urban grain
within the Village Centre area is relatively compact and should continue to be respected as it
contributes to the Village’s character. This can be achieved through the use of existing urban
grain dimensions as a basis to guide new developments. Future development proposals
should also address the existing urban grain through the use of facade design with variations
in the façade composition to respect the traditional grain pattern of the Village and Irish
village’s generally.

7.6

Architectural Features

In order to ensure the continued protection of the Village’s character, architectural treatment
is of vital importance. Issues such as the relationship between the “solid to void” ratio (the
exterior wall versus any openings including windows and doors), respecting the verticality of
the existing urban grain of the Village and building features, such as chimneys, roofs,
windows and doors are all extremely important.

08 Heritage

As stated within this Development Framework, the built and natural heritage of Donore is an
important resource which must be protected and enhanced to add to the local sense of place
and belonging, and also to increase the attractiveness of the area to tourists and visitors
alike. The protection of these resources and presentation of their heritage value are key
considerations in this Development Framework; all development objectives and planning
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policies have been formulated with a view to improving the overall quality of their context
and setting.

8.1

Archaeological Heritage

The area within the identified development boundary does not contain any sites of
archaeological interest and does not contain any identified items on the Record of
Monuments and Places (RMP). However, given the village’s location in the ‘Buffer Zone’ of the
Brú na Bóinne UNESCO World Heritage Site, there is significant potential for future
archaeological discoveries.

8.2

Built Heritage

There are a number of buildings and structures of historical significance within Donore. The
village has four structures listed on the Record of Protected Structures (RPS) within the
current Meath County Development Plan 2013-2019. The locations of the Protected
Structures can be viewed on the land use zoning objectives map attached. The full list and
description of the protected structures can be found within Appendix 8 of the Meath County
Development Plan 2013 – 2019.

8.3

Natural Heritage

Whilst the village and the surrounding environs are characterised by significant environmental
assets, none are designated at national or local level. The village does not contain any Natura
2000 sites (i.e. c.SAC’s or SPA’s), although the River Boyne & River Blackwater SAC and SPA
sites are located less that a kilometre from the village to the northwest.
There is a diversity of natural and semi-natural habitats within the Donore area including
hedgerow, grassland and woodland habitats. The protection of the natural environment of
Donore is fundamental to the success of this Development Framework, as it provides the
village with its own unique identity and amenity background. Therefore it is vital to achieve
the correct balance between protection of the natural environment and the future
development of the village.
This diversity is not under any significant threat. However, a sustainable approach to future
development is needed to protect and conserve it. This should be complemented by a drive
to consolidate the village further, with a clear demarcation between rural and urban areas,
and the protection of natural heritage features, such as hedgerows, individual trees,
important stands of trees, and river and floodplain environments.
The village is surrounded by open-cast quarries to the east and north. It is a policy of this
Development Framework to retain a ‘Greenbelt’ between these quarries and the village and to
retain these lands to the east of the village between the village’s development boundary and
these quarries for a range of future community uses.
8.3.1 Trees & Hedgerows
There are a number of tree groups within and around Donore that are worthy of protection.
These are complemented by a limited number of hedgerows within the village, due to
significant field amalgamation within the surrounding area for tillage purposes in recent
decades. These should be retained and incorporated where possible into any future
development proposals within the village thus sustaining the natural visual image of the
village.
There are a limited number of trees that are worthy of protection within the village’s
development boundary, these include a stand of Silver Birch (Betula pendula) to the front of
the National School, a deciduous tree to the front of the Roman Catholic Church most
probably a Horse Chestnut (Aesculus hippocastanum), a range of trees mainly on the
southern side of the Slane/Stalleen Road in individual front gardens comprising of mainly
European Ash (Fraxinus excelsior), a deciduous tree, possibly European Beech (Fagus
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sylvatica) to the rear of the protected structure at the northern side of the junction of the
Drogheda/Mullaghacrone and Slane/Stalleen Roads and a range of tree species on the
northern side of the Drogheda/Mullaghacrone Road along the hedgerow comprising of mainly
European Ash (Fraxinus excelsior). The hedgerows that add to the village’s character within
the Development Framework area are principally those along the approach roads and those
surrounding agricultural fields mainly to the north of the village (refer to the Land Use Zoning
Objectives Map).
8.3.2 Significant Views & Prospects
The landscape of the Boyne Valley is characterised by a steep river valley with areas of rolling
lowland adjacent to the River Boyne. It is arguably the most significant and highly valued
landscape in the County as the presence of the River Boyne and the Brú na Bóinne complex to
the north-west of the village have endowed it with a number of notable views and prospects.
These views and prospects of special amenity value and/or special interest include:
• 2 no. views to the west of the village orientated to the north-west and the north-east,
respectively, and
• 1 no. view to the north of the village orientated to the west.

09 Movement & Access
9.1 Roads
There are four main approach roads into the Village. The principal approach roads are from
Drogheda, Duleek and Slane via a third-class network of roads to the north-east, south and
west of the Village, respectively. The final approach route is gained from a smaller third-class
road, the Kellystown Road, joining with the Duleek Road to the south of the Village. All of
these routes converge in the centre of the Village at St Mary’s Roman Catholic Church.
Physically, these roads and the Village Centre itself are in a poor condition: this is particularly
true of the north-eastern and southern approach roads from Drogheda and Duleek,
respectively. The Local Authority is cognisant of the fact that the existing transport network
requires upgrading in certain areas within the Village. Environmental improvements and
traffic calming measures can facilitate an improved environmental quality within the Village.
Such improvements would include upgraded pedestrian pathways, cycleways, textured
surfacing, tactile paving (excluding tarmacadam) and improved road markings and signs for
all users.
The principal entrance routes to the village are not heavily trafficked given that they are third
class routes, although the traffic numbers converging at Donore National School along the
Duleek Road during “drop-off” and “collection” times leads to daily congestion at peak use
times. It is also noted that the village is increasingly trafficked by Heavy Goods Vehicles
(HGVs) utilising the village’s Main Street as a connection between the M1 National Motorway
and the N2 National Primary Road (thus avoiding the Drogheda Toll Bridge) and also by
surrounding heavy industrial factories and plants.
The environmental improvements promoted by this Development Framework for the village
centre include the construction of pedestrian crossings, augmenting existing village footpaths,
the development of cycleways, and the use of textured surfacing, tactile paving (which does
not include tarmacadam), and improved road markings for cyclist, pedestrian and motorised
traffic.

9.2 Pedestrian & Cyclists
Pedestrian paths are provided mainly in the central area and within the recently constructed
residential developments and tend to be of a high quality. The village centre does not
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possess any pedestrian crossing points with associated dropped kerbs and is therefore
difficult to traverse for the elderly, wheelchair users and pram users alike. It is also of critical
importance to the vitality and accessibility of Donore that permeability is enhanced between
existing and future development proposals to promote sustainable modes of transport. The
relatively compact nature of the village provides an excellent opportunity for the
strengthening of pedestrian walking and cycling routes. Public lighting is not equitably
distributed throughout the village. In order to enhance the image of Donore as a permeable
and pedestrian safe area, it is important that public lighting provision is reviewed and
appropriate upgrading is made where required. Currently public lighting is required along the
Drogheda/Mullaghacrone and Slane/Stalleen Roads to the village’s boundary.

9.3 Car Parking
There are both public and private car parking areas within Donore, notably the off-street car
parks and a significant level of delineated car parking spaces along the village’s Main Street
and the Duleek Road. Overall, there does not appear to be an issue with regard to the
availability of car parking facilities within the village centre area.
Donore National School contains a turning circle/drop-off and collection point that also
functions as a car park for the staff and visitors of the School fronting onto the Duleek Road.
This is not adequate to serve the needs of the school’s employees and visitors, or the “dropoff and pick-up” demands of the parents. Currently, the surrounding area at school drop-off
and collection times is subject to significant congestion and is a potential traffic hazard along
the Duleek Road. A designated car parking area is required adjacent to the school.

9.4 Public Transport
Bus Éireann provides Donore with a bus service to Drogheda, Duleek and Navan. These
routes offer a comprehensive all day service (Monday to Saturday) with a limited bus service
on Sunday. Although there are no designated ‘bus stops’ in Donore, services pick-up and
drop-off passengers mainly outside ‘Daly’s Inn’ Public House.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To expand upon the Village’s growing role as a Service Centre for the growing
tourism market within the area.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.
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Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the Village within this Plan period. The Local
Authority acknowledges that there are significant constraints on the
capacity of the existing infrastructure and may consider restricting
development in circumstances where such infrastructure is inadequate.

Flood Risk
FR POL

To manage flood risk and development in Donore in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

Residential Development
RD POL

To ensure that Donore avoids the monotony of urban sprawl; excessive and
monotonous duplication of house styles within residential developments will
be strongly resisted. Future developments must have regard to the local
setting and aim to create a sense of place and identity in any proposed
future development.

Commercial, Economic and Retail Uses
CER POL 1

To maintain and improve the vitality and viability of the Village Centre as
the centre of commercial and retailing activity within Donore, in order to
ensure both a mixture and variety of local shopping, to serve the day to day
needs of the local community. This shall include the lands identified with a
B1 “Village Centre” land use zoning objective including the lands along the
eastern side of the Duleek Road, for retail and commercial uses.

CER POL 2

To promote, encourage and facilitate the development of sustainable
tourism in Donore through the conservation, protection and enhancement
of the built and natural heritage, in order to maximise upon the economic
benefits arising from the industry.

CER POL 3

To permit economic and enterprise activities, including home-based
activities, where, by virtue of their nature and scale, they can be
accommodated without detriment to the amenities of the surrounding
residential areas and will not impact upon the Village’s character, the
setting of the Brú na Bóinne complex or the surrounding high-quality
landscape environment.

CER POL 4

To co-operate with the appropriate agencies and local community groups in
promoting tourism and securing the development of tourist based
enterprises and facilities in Donore.

CER POL 5

To continue to promote Donore Village as an important tourist centre within
the surrounding area and to encourage, facilitate and capitalise upon the
Village’s location adjacent to notable international heritage and tourist
attractions arranged along this section of the Boyne Valley, notably the Brú
na Bóinne complex.
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To enhance the public realm, streets, approach roads and general Village
character within Donore in order to promote a quality host environment to
facilitate the role of the Village as a tourist centre for the surrounding area.

Community Facilities and Open Spaces
CF POL 1

To work in conjunction with the local community to continue to renovate
the former National School within the grounds of St Mary’s Roman Catholic
Church to allow for its future use as a Village Hall to cater for the needs of
the local community.

CF POL 2

To examine the potential to provide a bottle bank in Donore, in consultation
with the Council’s Environmental Department. It is considered that ‘Opportunity
Site A’, identified in the Village Design Section, provides an opportunity to
facilitate this civic amenity.

Urban Design
UD POL 1

To require all new developments within the Plan area to contribute to the
creation of high quality, functional and well designed environments. To
achieve this, new development proposals within the Village shall be
required to:
a) Contribute positively to the existing streetscape or landscape qualities of the
Village and its immediate surrounding areas, and should respect the important
views, the setting of national monuments and landscape features of the Brú na
Bóinne UNESCO World Heritage Site.
b) Consider and reflect the physical, social and environmental context of the
Village: proposed uses shall be compatible with the zoning objective,
surrounding areas and the established character of the Village.
c) Protect the Village’s historic fabric, urban grain and positively contribute
towards its unique identity and character.

UD POL 2

To cater for the appropriate re-use, re-development and re-generation of
derelict sites and buildings within Donore, specifically to re-use the
Eighteenth and Nineteenth Century former 'Cottier' and 'Labourers' cottages
remaining within the Village: a good example of which is the former
Cottage to the north of the Village along the northern side of the
Drogheda/Mullaghacrone Road.

UD POL 3

To promote the appropriate re-use, re-development, façade improvement
and re-generation of derelict sites and buildings within Donore. The Council
will use its powers, where appropriate, in considering such sites for
inclusion in the Register of Derelict Sites.

UD POL 4

To generally discourage any future developments in excess of two-storeys
in height within the Plan envelope.

UD POL 5

To protect the character and setting of the Village, development proposals
within the development boundary of the Village shall be required to be
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accompanied by a landscaping plan promoting the planting of indigenous
tree and hedgerow species along the Village’s development boundary,
particularly to the north-west of the Village facing the Brú na Bóinne
UNESCO World Heritage Site.

UD POL 6

To encourage the creation of a Street Furniture Palette to create an
improved public realm setting within the Village that is appropriate given
the Village’s location within this important historical setting.

Heritage
HER POL 1

To preserve the visual amenity value of the designated viewpoints through
restricting development that would represent a disproportionate visual
effect on any available vistas.

HER POL 2

To protect the ridgelines which frame views within and from the UNESCO
World Heritage Site of Brú na Bóinne from inappropriate or visually intrusive
development.

HER POL 3

To ensure continued protection for the following natural environmental
features and allow for these features to be integrated within the overall
vision for the Village:
1.
2.
3.
4.

Mature tree stands,
Significant hedgerows,
Open space networks, and
Various walking routes.

Movement and Access
MA POL

To work in conjunction with Bus Éireann to provide bus stops and
accompanying shelters within the Village Centre to serve all bus users.

Brú na Bóinne
WHS POL 1

To protect the landscape setting of the national monuments within the Brú
na Bóinne UNESCO World Heritage Site by requiring that all development
proposals involving mixed-use, commercial or multiple unit residential
development within the Village’s development boundary are subject to a
Visual Impact Assessment. Such development proposals must be
accompanied by a Design Statement, Street Impact Assessment and Visual
Impact Statement with photomontages or similar 3D material in order to
assist the Planning Authority in determining whether there is any visual
impact upon the Village’s character or the ‘Core Area’ of the Brú na Bóinne
UNESCO World Heritage Site. In particular, photomontages shall be sited so
as to show the visual impact, if any, that any proposed development may
have on the setting of the Brú na Bóinne complex in order to prevent any
inappropriate or avoidable impacts on the quality of that environment.

WHS POL 2

To preserve the setting and visual amenity value of the Brú na Bóinne
complex and the high-quality landscape character of the Boyne Valley by
strictly controlling any future development that would be detrimental to their
continued preservation, conservation, setting or their visual amenity value.
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WHS POL 3

To require potential developers to consult with relevant agencies as early as
possible (i.e. prior to lodging a planning application) to ensure that any
heritage concerns are considered early in the planning application process
and that any final planning application can be appropriately informed.

WHS POL 4

To refer all planning applications within the UNESCO World Heritage Site of
Brú na Bóinne to the Department of Arts, Heritage and the Gaeltacht for
comment. These comments will be considered in the making of decisions on
all such planning applications.

WHS POL 5

To require that all development within the UNESCO World Heritage Site of
Brú na Bóinne shall be subject to the Development Assessment Criteria set
out in Volume 1, Chapter 9, Section 9.6.7, and in Sections 7 & 8 of this
Written Statement.

Greenbelt Buffer
GB POL

To retain a distinct ‘Greenbelt’ between the neighbouring quarries to the
north and east of the Village, and the Village’s development boundary in
order to protect the Village’s amenities.

Objectives
Commercial, Economic and Retail Uses
CER OBJ

To review and co-ordinate the development of an integrated and well
informed ‘Tourist Signage Strategy’ for the Village of Donore in an attractive
and well designed manner.

Heritage
HER OBJ 1

To protect the following tree stands within the Village as indicated on the
Land Use Zoning Objectives Map:
1. A stand of Silver Birch (Betula pendula) to the front of the National
School.
2. A deciduous tree to the front of the Roman Catholic Church most
probably a Horse Chestnut (Aesculus hippocastanum).
3. A range of trees mainly on the southern side of the Slane/Stalleen Road
in individual front gardens comprising of mainly European Ash (Fraxinus
excelsior).
4. A deciduous tree, possibly European Beech (Fagus sylvatica) to the rear
of the protected structure at the northern side of the junction of the
Drogheda/Mullaghacrone and Slane/Stalleen Roads.
5. A range of tree species on the northern side of the
Drogheda/Mullaghacrone Road along the hedgerow comprising of mainly
European Ash (Fraxinus excelsior).

HER OBJ 2

To retain, where possible, the following hedgerows and incorporate them
into future development layouts within the Village:
1. Along the approach roads into the Village, specifically those hedgerows
remaining along the northern section of the Drogheda/Mullaghacrone Road,
107

Volume 5

Donore Written Statement
those to the east of the Duleek Road and those hedgerows fronting on to both
sides of the Slane/Stalleen Road.
2. The various individual trees, shrubbery and hedgerows surrounding
agricultural fields to the north of the Village as identified on the Land Use
Zoning Objectives Map.

Movement and Access
MA OBJ 1

To actively discourage the use of the Village’s road network by Heavy
Goods Vehicles (HGVs) in conjunction with traffic calming measures and
other environmental improvements.

MA OBJ 2

To install a pedestrian crossing within the Village Centre area, preferably to
the front of the ‘Daybreak’ convenience shop along the Slane/Stalleen
Road.

MA OBJ 3

To facilitate the provision of footpaths and public lighting in the following
areas:
a) To construct a footpath and public lighting along both sides of the
Slane/Stalleen Road from the existing footpath point to the Village
boundary.
b) To construct a footpath and public lighting along the northern side of the
Drogheda/Mullaghacrone Road from the existing footpath point to the
Village boundary.

MA OBJ 4

To investigate the provision of ‘loading bays’ within the Village’s
development boundary.

MA OBJ 5

To identify further car parking bays along Main Street in conjunction with
the environmental upgrade of the Village Centre itself.

MA OBJ 6

To provide a safe car parking facility adjacent to the National School to
serve the collection and drop-off needs of the School.

MA OBJ 7

To examine the provision of additional off-street public car parking in the
Village Centre and encourage the development of adequate parking to
serve the Village Centre and community facilities.

MA OBJ 8

To promote the development of a walking route throughout the Village that
is interconnected and allows for a circuitous route to be developed as
indicated on the land use zoning objectives map. This walk will create a
pedestrian friendly designated pedestrian linkage and safe walking route,
the majority of which will be un-associated with motorised traffic.
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D
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Wrriitttteenn SSttaatteem
meenntt
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household
Allocation
(Core
Strategy)
Education
Community Facilities

Natura 2000 sites
Strategic Flood Risk Assessment

Drumconrath
Village - Local centre for services and
local enterprise development
Level 4 retail centre
370
No committed units
60 No. Units
National School
Health care centre, church, Post Office,
community centre and pitch and putt
course.
None.
SFRA required in accordance with
recommendations of Strategic Flood Risk
Assessment carried out as part of the
County Development Plan 2013 - 2019.

Goal

To protect the scale, character and the built and natural heritage of the village
by encouraging development which will improve the character and structure of
the village core and the existing streetscapes.

01 Village Context

Drumconrath is located in the north eastern corner of County Meath, 3km west of the N52
which links Kells to Ardee / Dundalk. It is located 7km from Ardee, 10km from Nobber and
12km from Kingscourt.
The statutory land use framework for Drumconrath promotes the future development of the
village in a co-ordinated, planned and sustainable manner in order to conserve and enhance
the established natural and historical amenities of the village and its intrinsic character.
In order to facilitate the delivery of the vision for Drumconrath, land use, movement and
access and natural and built heritage strategies have been identified in this Written
Statement. The land use strategy for Drumconrath seeks to accommodate modest levels of
population growth in accordance with the levels of growth provided for in Table 2.4 (Core
Strategy) of the County Development Plan and to provide for distinctive quality driven
residential development and essential local commercial and community facilities. In addition,
the land use strategy seeks to provide employment opportunities by expanding the existing
employment base of the village and to ensure that adequate provision is made for
appropriate commercial, community and educational facilities to serve existing and future
residents.

02 Water and Wastewater Services

The village is currently served by the Drumconrath waste water treatment plant which is
located along the Carrickmacross Rd (L-3403-1), circa 200 metres to the north of the village.
This plant has been designed to cater for a design capacity of 600 population equivalent (PE)
and currently has 170 PE remaining available for future development.
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The public water supply in Drumconrath is sourced from Lough Brackan to the south west of
the village adjacent to the Nobber Road (L-3404-3). There is a total capacity to cater for
4,000 PE with 500 PE currently remaining.
All development proposals shall be considered in the context of the available waste water and
water supply capacity.

03 Land Use

The principal land uses in Drumconrath relate to the local service and employment role of the
village allied to the residential function which the village provides. The commercial and
employment uses are discussed in Section 5.0.
Significant levels of residential uses are located within the outer limits of the village and
mainly comprise of traditional farm house typologies and more recent semi detached
suburban style dwellings. The existing residential zoned lands to the south east of the Slane
Road are sufficient to cater for the future needs of the area over the life of the Development
Plan and in an area generally characterised by Drumlin features, this site is of an appropriate
topography to mitigate any visual impact arising from development on it. The existing mixed
residential and business use zoning to the north west and south of the Kingscourt road can
provide additional street frontage at this location.
The areas identified to accommodate the 60 no. residential units provided under Table 2.4 of
the Core Strategy are located east of and contiguous to De Valera Park (0.5 hectare site),
lands to the east of the Slane Road (1.8 hectare site), the pitch and putt course (0.84 hectare
site) and a backland site adjoining same (0.47 hectare site). The total amount of lands
identified for residential development extend to 3.6 hectares which is more than required to
provide the 60 no. units allocated at a density of 20 residential units per hectare. However,
there are issues pertaining to the release of the pitch and putt course for residential purposes
whilst site assembly would appear to be required to access the site to the north of the bridge.
The other sites which were previously identified for residential development in the 2009 Local
Area Plan were considered less favourable on the basis of flood risk, elevated nature of land
allied to accessing difficulties or lands being land locked. All other remaining lands are
identified as a Phase II and are not intended for release within the life of this County
Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning application in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.
The land use zoning objective for the lands to the south west of the Slane Road seeks to
provide for industrial and related uses in order to facilitate the potential expansion of the
businesses at this location. Other opportunities for employment creation are facilitated in the
village centre land use zoning objective.

04 Residential Development

Drumconrath has not experienced an excessive level of residential development in recent
years in comparison to other development centres in the county. Whilst the village has
maintained its historic village grain and building lines, the core has experienced some
deterioration which is evident at locations such as Doyle’s Garage on the south eastern corner
of the urban block at the junction with the Kingscourt Road (R165) and the Nobber Road (L3405-0). The De Valera Park housing development located to the south west of the town and
the Hillside View development located to the north west of the town, both of which take the
form of suburban type semi detached dwellings, are linked to the village by footpath. This
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Development Framework will endeavour to improve accessibility to these developments and
any future development in the village in terms of pedestrian / cycle linkages.
Section 2.3.1 of Volume 1 of the County Development Plan outlines the settlement hierarchy
for the county. 60 units have been allocated to the village in the Core Strategy of the County
Development Plan as, indicated in Table 2.4 of the said Plan. There are no extant permissions
in place in the village.
The Core Strategy of this County Development Plan seeks to permit a moderate rate of
residential expansion in the village over the Plan period. Future development and growth will
need to take account of the village’s ability to grow in a sustainable manner without causing
unacceptable impacts upon the surrounding environment. This Development Framework
endeavours to facilitate the continued growth of well designed, sustainable new residential
communities, which are integrated with the existing village’s built environment.

05 Commercial, Economic and Retail Uses

Drumconrath is identified as a level 4 retail centre in the County Retail Hierarchy. It has a
small range of retail and business services, primarily 2 local convenience shops and 1 petrol
station, Post Office, health care centre, car sales garage, beauty salon, three public houses
and a butchers/takeaway. Employment uses include the local services mentioned, Clarke
Rewinds and Fastway Couriers which are located to the south of the village on the Slane road
(L-3405-1).
There has been a trend in recent times for villages to act as dormitory settlements for other
towns. Drumconrath is convenient to towns such as Ardee, Kingscourt and Kells which have
established employment opportunities. The industrial estate in Drumconrath houses a number
of employees and this valuable resource needs to be encouraged to develop. The key role for
Drumconrath has been to provide for the everyday needs of the local community and
hinterland. The extent of these services is governed by local demand and proximity to other
population centres offering similar or alternative services.
The Development Framework will seek to protect and enhance the retail and commercial core
of the village. There are sites and buildings which have the potential to strengthen the
commercial and retail core of the village. This has the advantage of increasing available
services and providing further choice to the community.
The location and amount of land identified for industrial and related uses and commercial /
village centre facilities and uses in the village are considered appropriate and sufficient for
the life of the County Development Plan and beyond.
Drumconrath is a picturesque location that has potential to attract tourists. The built and
natural heritage is an asset to Drumconrath and should be exploited to a greater degree to
encourage visitors. The provision of tourist facilities at appropriately located sites will be
encouraged. In addition, the Council will support the creation of a tourist trail that could link
Drumconrath to other towns and villages in the area.

06 Community Facilities & Open Spaces

There is one primary school located in the village; ‘Scoil Naisúnta Pheadair agus Phoil’, which
is located on the Kingscourt Road to the north west of the village. The nearest secondary
school is located in Nobber. The village contains a 18 hole course, a community centre which
adjoins the course and a local Post Office to the north of the town. The GAA pitch is located
to the south of the town outside of the development boundary on the Nobber Road and the
Health Care Centre is located to the east of the village.
The existing level of civic and community facilities is sufficient to cater for the Village’s needs
having regard to the population now resident. It is essential that sufficient community
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facilities are provided, catering for all age groups. Sufficient lands have been reserved for
open space to accommodate both existing and proposed future populations. The provision of
a playground to serve the young population of this village is urgently required.

6.1 Renaissance Community Plan
The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
The Council will include a policy to work closely with local communities in implementing
village design plans that have been prepared in a public consultation process whilst ensuring
that such plans are consistent with adopted Local Area Plans and development objectives
contained in the County Development Plan.
ED POL 41 seeks to facilitate and support the implementation of Village Design Plans and other
community led projects to enhance village environments that have been prepared through a public
consultation process whilst ensuring that such plans are consistent with adopted Local Area Plans
for such centres and town/village development objectives contained in the County Development
Plan.
A Community Plan for Drumconrath has been prepared by Meath Partnership in January 2013. The
Development Framework for Drumconrath is supportive of the proposals contained in the Village
Plan as they relate to the development boundary of same. The projects which have been identified
as “highest priority projects” in the Community Plan are complementary to the land use strategy
put forward in this Development Framework whilst the wider sub regional projects will further
develop the tourism potential and attraction of the village.

07 Urban Design

The village of Drumconrath can be described as a small 19th century village. The restoration,
reuse or redevelopment of under utilised buildings should be a priority to assist in enhancing
the character of the streetscape. Drumconrath contains a number of derelict properties in
central locations which both deprives the village of a direct contribution and also detracts
from the occupied properties in the vicinity. The Council will encourage proposals which seek
to invigorate such areas within the land use zoning objectives set out.
Drumconrath although compact has developed along each of the approach roads to the
village. Future development in Drumconrath must have particular regard to the existing
architectural heritage in the village. There are several sites within the village that have the
potential to make a significant contribution to the development of Drumconrath. These sites
include infill sites within the village centre and in particular the redevelopment/ upgrading of
Doyle’s Garage within the village. Lands zoned for open space adjacent to the river have the
potential for a walking amenity to be developed for residents and adjoining residentially
zoned lands. The development of such routes had the potential to improve the overall
amenity of Drumconrath.

08 Heritage

Drumconrath sits in a picturesque setting within the Drumlins of north Meath. Tributaries of
the River Garra and River Dee flow through and around the village providing amenity for
walkers and anglers. The presence of large ringforts at Corstown and Drumsilagh indicate
that this area has been a settlement since before 200 BC.
The Planning Authority will seek to protect the natural and built environment of the village
and will resist proposals which would be likely to have an adverse impact upon the villages’
environment.
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There is no existing or candidate Special Areas of Conservation (SACs), proposed Special
Protection Areas (SPA’s) or Natural Heritage Areas (NHAs) within the immediate vicinity of the
village. Drumconrath contains several natural and built features worthy of protection. These
features include those contained on the Record of Protected Structures and those identified in
the Meath County Landscape Character Assessment. A number of sites of archaeological
interest within the village have been identified on the Record of Monuments and Places.
These monuments include St. Peter’s Church and ruins in the village core and the Castle
Motte to the south west of the village. There may also be undiscovered archaeology in the
village which will need to be provided for in the course of development. Buildings or
structures which have not been identified on the Record of Protected Structures but have a
strong vernacular character should also be protected and preserved as part of any
development proposals. It is important that the strong archaeological heritage of
Drumconrath is protected as part of the character of the village.
Drumconrath also contains several mature and attractive trees which define the landscape
setting of St. Peter’s Church and the Castle Motte (Recorded Monument) to the south west of
the village. This Development Framework seeks to ensure that the visual impact of new
development is ameliorated by landscaping proposals to repair and enhance the landscape
structure of the village. These proposals shall include objectives for existing and new
boundary treatments.
There are two protected views identified on the land use zoning objectives map. The northern
protected view is of the Motte and Bailey SMRS (ME006-010) whilst the eastern protected
view is of 2 Fulachta Fia (SMRS ME006-052 & ME006-013 respectively).
The village also benefits from the natural river amenities, the associated trees, hedgerow and
attendant wildlife. It will be a priority of this Development Framework to protect these
valuable natural assets.

09 Movement & Access

Drumconrath has a dispersed layout for its size and the topography has contributed to a
disjointed settlement form. The Main Street is wide. However, it is not defined in a manner
that exploits the proportions to create, for example, a civic space or formal on street car
parking. This latter item is important, as well laid out car parking would enhance the
attractiveness of Drumconrath as a place to stop and transact business.
Drumconrath provides several services for residents, passers-by and tourists. It is vital that
access and car parking are managed in a way that protects the amenity of the village while
ensuring that it is an attractive place to live, shop and visit. The provision of any new car
parking will be required to be in accordance with the standards defined in Volume I of the
County Development Plan.
The paths in the village are well established and need only minor upgrading and
maintenance. Public lighting and good surfaces are essential to ensure their safe use. The
Local Authority will also seek to provide for the extension of footpaths and public lighting to
the development boundaries on all public roads. This should occur concurrently with new
development.
Drumconrath is not served by a public transport service. The nearest public transport
connections to the village are located at Kingscourt, Nobber, Ardee and Carrickmacross which
are served by public bus services. The Local Authority will seek to liaise with and facilitate the
National Transport Authority with regard to the provision of a public bus service to the village.
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Strategic Policies
SP 1

To protect the scale, character and the built and natural heritage of the village
by encouraging development which will improve the character and structure of
the village core and by protecting the setting and character of the streetscape.

SP 2

To encourage the sustainable growth and improvement of the village on an
appropriate scale relative to its classification in the County Development Plan
Settlement Hierarchy by facilitating new developments commensurate with the
size of the village, encouraging the re-use of vacant sites and derelict,
underused buildings and providing opportunities to expand employment in
Drumconrath.
To operate an Order of Priority for the release of residential lands in
compliance with the requirements of CS OBJ 6 of the County Development
Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan

Policies
Water and Wastewater Services
WWS POL

To implement the water conservation programme in Drumconrath.

Flood Risk
FR POL 1

To manage flood risk and development in Drumconrath in line with policies
WS 29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development within the village centre is at potential risk of
flooding (A1 “Existing Residential” and G1 “Community Infrastructure” land
use zoning objectives refer) as identified on the land use zoning objectives
map, any significant extensions / change of use / reconstruction shall be
subject to an appropriately detailed Flood Risk Assessment in line with the
policies (WS POL 29 - 36) contained in Volume I of the County Development
Plan.

Residential Development
RD POL

To promote the restoration of derelict residential buildings for residential or
other appropriate uses.
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Renaissance Community Plan
REN POL

To facilitate and support the implementation of Drumconrath Community Plan and
other community led projects to generally enhance the village whilst ensuring that
the projects which emanate from same are consistent with the development
objectives contained in this Written Statement for the village.

Urban Design
UD POL 1

To ensure that future residential development occurs in close proximity to
existing services and facilities.

UD POL 2

To encourage the reuse of existing buildings in the village in order to revitalise
the village core.

Heritage
HER POL

To preserve the areas of archaeological interest as indicated on the land use
zoning objectives map.

Movement and Access
MA POL

To seek to manage the available car parking and to provide additional car
parking in order to improve public safety and to enhance retailing and tourism
in the village.

Telecommunications
TEL POL

To facilitate the provision of broadband infrastructure in Drumconrath.

Objectives
Land Use
LU OBJ

To encourage the restoration of Doyle’s Garage for retail or commercial uses.

Commercial, Economic and Retail Uses
CER OBJ

To encourage the development of a tourist trail utilising the villages of North
Meath to include Drumconrath.

Community Facilities and Open Spaces
CF OBJ

To promote the provision of a playground to serve the needs of the village.

Heritage
HER OBJ
1

To require that proposals close to or within the setting of an archaeological
feature or structure will be required to undertake an archaeological
assessment and will also be required to identify/illustrate the possible impacts
on views or setting.
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To facilitate the development of amenity walkways along streams and
hedgerows subject to the undertaking of an appropriately detailed Flood Risk
Assessment which will inform the necessary planning consent and which
should not generally increase existing ground levels within these flood risk
zones.

Movement and Access
MA OBJ 1

To provide for an integrated network of cycle ways throughout the village
where considered appropriate in order to promote more sustainable modes of
transportation.

MA OBJ 2

To promote the inclusion of bicycle stands in the village centre.

MA OBJ 3

To provide a footpath along the southern edge of the Kingscourt road from
the village to the western extremities of the residential development envelope.
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Duleek W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core
Strategy)
Education
Community Facilities

Natura 2000 sites

Strategic Flood Risk Assessment
(Meath County Development Plan
2013 – 2019)

Duleek
Small Town – local town situated close to
larger centres in this case Drogheda.
Level 4 Retail Centre
3,988
160
239 No. Units
Girls & Boys National Schools outside
development envelop of town.
No secondary school within the town.
Garda Station, Credit Union, Health
Centre and 2 no. Pharmacies, Allotments,
Post Office Point, 2 no. Playgrounds,
Duleek AFC (soccer club), DuleekBellewstown GFC grounds, Duleek &
District Athletic Club, 18 Hole Pitch & Putt
Club, Duleek Heritage Group, various
Crèche and Montessori, Catholic Church &
Parish Centre.
The River Nanny flows to the south of the
town centre which meets the Irish Sea at
Laytown some 12km downstream. This
area forms part of the River Nanny
Estuary & Shore SPA and is a direct
pathway to this Natura 2000 site. A
tributary of the Nanny also traverses
through the town.
Strategic Flood Risk Assessment required.
Land Use Zoning Objectives Map has had
regard to the extent of Flood Risk Zones A
& B.

Goal

To consolidate and strengthen the town through the provision of a well-defined
and compact town centre area, the promotion of a range of land-uses to support
the residential population of the town, to avoid a continuous outward spread in
order to promote the efficient use of land and of energy, to minimize
unnecessary transport demand and encourage walking and cycling and to
enhance the built environment.

01 Village Context

Duleek is located within the ‘Slane Electoral Area’ towards the east of County Meath in close
proximity to the border with County Louth. From a strategic regional context, Duleek is
situated approximately 7.5km from Drogheda, 15km from Balbriggan (North Dublin) and
17km from Navan.
The town functions primarily as a local service centre to both local residents from within the
town and from the surrounding rural hinterland. Duleek is an historical settlement positioned
along the route of the River Nanny. The settlement developed around a central square or
green and this central area is characterised by an impressive number of Protected Structures
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and a series of narrow winding roads and laneways. The narrowness of many of these old
roads restricts the flow of two-way traffic and provides limitations to road capacities. More
recent development has seen the town expand to the north towards the railway line and east
towards Duleek Business Park.
Duleek has experienced growth related to commuter development over the past decade
arising from its location in the Greater Dublin Area and its attractive rural setting making it a
desirable place to live. Increased pressure for more suburban forms of residential
development has brought a number of changes to the local community and character of
Duleek in terms of its population, environmental quality, built form, traffic, and levels of
necessary infrastructure, services and community facilities. This period has also seen an
expansion of industrial and employment generating uses in the successful business park area
to the north east of the town which has not been replicated in many other towns and villages
in the “commuter belt”. This expansion should be encouraged to provide a greater proportion
of employment locally, consistent with the role of the Small Town. The town has good
strategic strengths by virtue of its proximity to the M1, R132 (former N1) and also the N2.
The construction of the new incinerator at Carranstown to the east of Duleek has been a
controversial issue locally, but one that may bring economic benefits to the town similar to
the Irish Cement operation adjacent at Platin. The locational advantages of Duleek close to a
major employment centre and with excellent road links to Dublin has led to a growing
pressure for development in and around the town.
The main street of Duleek forms part of the R150 Regional Route which joins with the R152
to the northeast of the town. These respective roads connect Duleek with the large town of
Drogheda and the various East Coast settlements (Julianstown, Laytown, etc.). Duleek is also
located close to the National Motorway network with Junctions 8 & 9 (Drogheda) of the M1
Motorway being located approximately 5.5km to the northeast of the town. Duleek is
therefore close to the Dublin-Belfast corridor. The volume of through traffic in Duleek is
recognised as a challenge for the Planning Authority to manage and alleviate over the life of
the County Development Plan and beyond.
The broad approach of the County Development Plan for Small Towns such as Duleek is to
manage growth in line with the ability of local services to cater for growth and respond to
local demand. The household allocation for Duleek of 239 over the life of this County
Development Plan acknowledges that the projected rate of population increase whilst
significant will be more moderate than that experienced over the past decade. The
Development Framework presents aims to respond to the development pressures facing
Duleek and the need to provide a positive framework for the future growth, sustainable
development and improvement of the town that is consistent with the policies and objectives
contained in Volume I of the Meath County Development Plan 2013 – 2019. The challenge for
Duleek is to capitalise on the town’s strengths while protecting the unique and attractive
features of the town. Development needs to be consolidated and growth directed to
appropriate locations within the town envelope, allowing more sensitive areas and landscape
features to be protected from undesirable development.

02 Water and Wastewater Services

Water: Duleek is supplied with water from the East Meath Water Supply Scheme and the
principal source of water is the Staleen Water Treatment Plant near Donore. This water
supply scheme also serves Drogheda Environs, Mornington, Donacarney, Bettystown,
Laytown, Julianstown, Stamullen, Duleek, Curragha, Ashbourne and Ratoath. This plant is in
Meath but is owned and operated by Louth County Council. Meath County Council has an
entitlement of up to 47% of the capacity from these works which equates to approximately
15,000 m3/day and the current average demand is approximately 11,000 m3/day. Therefore,
there is presently up to 4,000 m3/day spare capacity. The supply is augmented by Meath
County Councils boreholes at Kiltrough which produce almost 3,000 m3/day. These boreholes
were developed in 2010 and these together with recent new sources developed by the
Council in Ashbourne and Dunshaughlin as well as substantial gains made through water
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conservation have significantly improved the available water supply in this area and have also
reduced the strain and reliance on Staleen works. However, this spare capacity must also
take cognisance of the significant extant planning permissions for multiple residential units in
Drogheda Environs, Ashbourne, Ratoath, Laytown / Bettystown and Stamullen in particular.
Wastewater:
A major capital upgrade and expansion of the Duleek Sewerage Scheme was successfully
completed in 2010 following an investment of approximately €10 million. The new Waste
Water Treatment Plant has a capacity of 7,000 Population Equivalent (P.E.) whilst the current
load on this plant is of the order of 5,000 P.E. capacity. The new plant has been designed so
as to facilitate an expansion to 10,500 P.E. at some future date, should the need arise.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Duleek and the
realisation of the household allocation from the Core Strategy may not occur until the water
supply services constraints have been remedied.

2.1 Flood Risk

In order to ensure that flood risk was considered as part of preparing the land use zoning
objectives map for each urban centre, Meath County Council has undertaken a suitably
detailed Flood Risk Assessment. This assessment builds on that undertaken as part of
preparing the Meath County Development Plan 2013 – 2019 and published as Appendix 6 to
Volume I.
The Flood Risk Assessment undertaken thus far to inform Variation no. 2 to the Meath County
Development Plan 2013 – 2019 involved the following tasks to be completed/updated for
each urban centre:
1. Undertake a flood risk assessment for the centres,
2. Undertake/review flood mapping (fluvial and tidal),
3. Review of land use zoning objectives and the application of the sequential approach
and justification test;
4. Prepare a flood risk management plan, and;
5. Provide associated documents and plans.
The Strategic Flood Risk Assessment is included as an Appendix to Volume 5 of the Meath
County Development Plan 2013 – 2019.
Duleek is at significant risk of flooding from the River Nanny and existing development is
protected by the OPW Duleek Flood Relief Scheme. The River Nanny is joined by a
watercourse that approaches from the north and flows into the Nanny in the centre of the
town. Development behind the River Nanny flood defences should be limited to extensions
and changes of use or redevelopment of existing sites. No new undeveloped lands are zoned
behind the flood defences (other than for water compatible land uses). The extent of the
existing flood defences are identified in Appendix I.
Specific policies and objectives which give effect to the recommendations of the Strategic
Flood Risk Assessment as they apply to Duleek are contained in this Written Statement. All
future planning applications within the development envelop of Duleek will be assessed
against same.

03 Land Use

Duleek is identified as a Small Town in the settlement hierarchy of the Meath County
Development Plan 2013 – 2019. The town, with a current population approaching 4,000
persons, has expanded rapidly in recent years due to its proximity to the town of Drogheda
and the M1 Motorway on the Dublin Belfast Corridor. The Main Street in Duleek is the
commercial heart of the town with two distinct areas of commercial activity. New residential
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development has taken place on outer greenfield sites in particular along the Navan and
Downstown Roads. The main employment land uses within Duleek are located to the
northeast of the town within the Duleek Business Park. This business park has been
successful in attracting new investment into Duleek with a plentiful supply of serviced &
available sites within the business park area to accommodate further industrial and new
enterprise businesses to locate within the town. The Duleek Commons area to the north of
the town (a proposed Natural Heritage Area) offers an expansive open space area within
walking distance of the town centre. The land use strategy for Duleek shall seek to
accommodate the sustainable population growth of Duleek in line with its status as a ‘Small
Town’ with the Phase 1 Residential lands chosen by way of a sequential approach from the
town centre in addition to consideration of proximity to public transport, infill development,
brownfield/opportunity sites and environmental constraints. The aim is to consolidate the
growth of Duleek whereby future development compliments the existing built form of the
town and the promotion of sustainable transport measures and investment in infrastructural
services.

04 Residential Development

Over the past decade significant residential development has taken place in the town with the
population growing by 84% between the 2002 and 2011 inter censal periods noting that the
rate of growth has slowed to 19% between the 2006 - 2011 period. Continued growth at
these levels would be unsustainable and inappropriate to the ‘Small Town’ role of Duleek
within the settlement hierarchy of the County Development Plan. It would also be out of step
with the level of infrastructure, services, amenities and community facilities available in
Duleek to cater for significant additional growth. For this reason, the County Development
Plan envisages Small Towns within the Dublin catchment such as Duleek growing at a more
moderate rate than that experienced over the previous decade linked more closely to local
demand as opposed to facilitating population and housing pressures arising from its location
within the Greater Dublin Area.
The aim of this Development Framework is to ensure that there is adequate land available at
appropriate locations for housing, complemented by clear policies regarding any future
development proposals to construct additional houses. The availability of housing, catering
for a range of household needs, is important for sustaining communities within smaller urban
settlements such as Duleek and enhances the quality of life for their occupants. The release
of future residential lands must be linked to the resolution of the deficit in water services
infrastructure provision and must assess the adequacy of the social infrastructure, in
particular educational, amenity and recreational uses to cater for the increased levels of
population. The town should grow in a sustainable manner with new development
contributing towards the consolidation of the town centre rather than its continuous outward
spread, in order to promote the efficient use of land and of energy, to minimise unnecessary
transport demand, encourage walking and cycling and to enhance the existing built
environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 239 units to Duleek over the 2013 – 2019 period. In addition, Table 2.5 indicates
that there are a further 160 units committed to in the form of extant planning permissions.
These sites with the benefit of extant planning permission are identified on the land use
zoning objectives map. The principal sites in question pertain to lands off Station Road and
Larrix Street.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 239 no. units provided for under the Core Strategy. This followed the carrying
out of an examination of the lands previously identified for residential land use in the 2009
Duleek Local Area Plan and still available for development. The lands which have been
identified for residential land use arising from this evaluation largely arise following the
application of the sequential approach from the town centre outwards, in addition to
proximity to the public transport corridor, brownfield/opportunity sites, environmental
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constraints/proximity to the River Nanny and tributaries which drain to a Natura 2000 site,
and infill opportunities. The sites that were evaluated for inclusion within Phase 1 of the
Order of Priority are presented in the Appendix attached to this Written Statement. The
Planning Authority is satisfied that sufficient lands have been indentified within Phase I of the
Order of Priority to accommodate the household allocation of 239 units.
It was considered that the other sites which were previously identified for residential
development in the 2009 Local Area Plan were discounted from being developed in Phase I
due to their unfavourable position in the evaluation scoring table (see Appendix). The
remaining lands are identified as Residential Phase II (Post 2019) and are not intended for
release within the life of this County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses

Duleek is identified as a Level 4 retail centre in the County Retail Hierarchy. Given Duleek’s
significant population base, its location proximate to the town of Drogheda and its regional
position within the Dublin commuter belt area; it has a noted range of commercial and retail
services. The range of services offered include boutiques, laundry & dry cleaners, an antiques
shop, a number of public houses, a credit union, a post office, a Garda Station, along with
numerous retail service shops, such as butchers, chemists, hairdressers, restaurants, cafés,
beauty salons, dry cleaners, a veterinary surgery and a petrol filling station. There are also a
number of vacant retail shops within the town centre along Main Street.
Duleek’s commercial activities are located primarily along the Main Street which should
remain the core retailing and commercial heart of the town. Any future commercial and retail
development should be directed into the town centre thereby facilitating multi-purpose trips.
This could include the change of use of some existing residential properties within the town
centre, particularly those along Main Street, in order to retain the centre as the core retailing
area of the town. This would aid in the consolidation and strengthening of the existing
retailing base of Duleek.

5.1 Employment Lands
Duleek is identified as a Local Employment Centre serving the wider East Meath area in Table
4.2: Hierarchy of Economic Centres and Targeted Sectors (County Development Plan 2013 –
2019 Volume I refer). The role of such centres is to provide for the employment needs of
local hinterlands. It is indicated that serviced industrial sites and incubator units should be
available within these centres. Manufacturing and related activities are the specific sectors to
be targeted in Duleek noting the importance of extractive industries and waste / energy
facilities in the Platin / Carranstown area outside the town.
There is a notable business and industrial base currently in existence within Duleek. The
Planning Authority has previously identified a large parcel of land to the north east of the
village for employment and industrial uses (Duleek Business Park). This Business Park is
successful but it is noted that there are a number of existing units which are vacant whilst
other extant planning permissions have yet to be implemented. The Planning Authority
estimates that the remaining lands within the Business Park extend to 6.25 hectares whilst
there are a further 6.6 hectares similarly zoned to the east of same. Having regard to the
nature, role and scale of the town, the strategy for economic development in Duleek must
focus on the delivery of local services, and potential employment and enterprise generation.
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There are significant available sites still available within the existing Business Park to
accommodate employment generating uses.
The Planning Authority is required to undertake a critical assessment of the continued
appropriateness of the nature, location and quantum of industrial and employment
generating land use in individual development centres across the county. It is the view of the
Planning Authority that there is no stated need to retain the extent of employment generating
lands as being available for development within the life of this Development Plan. For
comparison, the Planning Authority has retained 8.7 hectares of lands in Enfield which is a
similar category of settlement and has a comparable population. It is considered appropriate
and logical to include the remainder of the lands within the Business Park as Phase I within
the Order of Priority and the undeveloped lands to the east of same as Phase II. Should there
be a requirement to release the lands identified as Phase II within the life of this
Development Plan, it shall be a requirement to prepare and agree with the Planning Authority
a Framework Plan setting out the design rational in advance of lodging any planning
applications.
5.1.1 Carranstown and Platin
In addition to the above, there are a number of other significant employers outside of the
town’s development boundary positioned approximately 3km to the northeast in the
Carranstown/Platin area off the R152 route (Drogheda Road). These include the recently built
Waste-to-Energy Incinerator facility at Carranstown by the Indaver Company, opened in 2011
which cost €140million to construct and represents the largest ever single investment in solid
waste management in the country. Located close to the Indaver facility, the Platin Irish
Cement Works Factory has been operating since the 1960s, and with recent upgrades in 2008
the plant now has a capacity to produce 2.8 million tonnes of cement annually. The local
availability of large deposits of limestone and shale which the cement process demands and
good road and rail transport links were decisive for the success in cement manufacture in the
area. These facilities are significant employers in the general area of Duleek. In addition,
planning permission was granted opposite the Waste to Energy Incinerator facility to Scottish
and Southern Energy Plc for a 60MW open cycle gas turbine power generation plant. The
clustering of existing and permitted industrial and energy related infrastructure projects at
this location is cited as an example which can be replicated at other locations in Meath in the
County Development Plan 2013 – 2019 (section 4.4.2 Bio-Fuels and Renewable Energy
refers).

5.2 Tourism
Duleek is identified as a settlement with potential to be a tourist base and is acknowledged as
such in the County Development Plan. The town possesses a rich historic fabric and attractive
rural setting which contributes to its potential to play a critical and enhanced role in the
development and implementation of a sustainable tourism product, further enhancing the
image of Meath as Ireland’s Heritage Capital. There is formal signage relating to the route of
the Duleek Heritage Trail. There is also signage at the River Nanny Bridge explaining the
town’s role during the Battle of the Boyne. The Planning Authority will promote, encourage
and facilitate the development of sustainable tourism in Duleek through the conservation,
protection and enhancement of the built and natural heritage, in order to maximise upon the
potential economic benefits arising from the tourism industry.

06 Community Facilities & Open Space

Currently, the town contains a significant number of community related facilities, namely two
national schools (separate boys & girls schools albeit positioned at a remove from the
development boundary), two playschools and a Montessori, a Health Centre, a Community
Hall, a Post Office, a Credit Union, a Garda Station, St. Cianan’s Graveyard, Duleek &
Bellewstown GFC grounds, Duleek & District Athletic Club, a Library and a Catholic Church
grounds. Duleek A.F.C soccer club is located at Carranstown and the playing pitches are
connected back to the town via a newly constructed footpath.
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If Duleek is to experience any additional growth, it is essential that these community facilities
be maintained and augmented to cater for all age groups. A large area of land is identified for
G1 “Community Infrastructure” land use zoning objective to the east of Station Road. Another
area has also been identified with this land use zoning objective to the west of the town
noting that there is an extant planning permission for a Nursing Home on these lands. The
Planning Authority is satisfied that adequate lands have been identified to cater for the
provision of community facilities and infrastructure commensurate with the existing and
projected population of Duleek during the life of the County Development Plan.
Facilities for community development allow for social interaction and engagement, and are an
important part of any town. Building strong, inclusive communities is a key element in
achieving sustainable development objectives, a core policy of this Development Framework.
Sustainable communities require not only economic development, but also the provision of
and access to community support, education and health services, amenities and leisure
services and a good quality built environment. Communities also require opportunities to
meet, interact and form bonds, essential prerequisites to the development of a sense of place
and belonging.
A significant number of community groups are active within Duleek providing a strong public
voice to the proper planning and sustainable development of the town. As a result, youth
facilities and useable public open spaces are evident and are continually developing within
the town.
Duleek enjoys notable and frequently more subtle environmental qualities, specifically the
River Nanny, the town’s unique built heritage such as the ruins of St. Cianan’s Church which
dates back to the origins of the settlement, the high amenity lands surrounding the Commons
area of Duleek, and the significant amount of tree stands surround the central green in the
centre of the town.

07 Urban Design

The Town Character and Design Strategy for Duleek aims to promote the development of a
high quality, well designed, well landscaped and appropriately scaled environment that is in
keeping with the existing character, amenity, environment, heritage and landscape of the
town.
The Strategy seeks to encourage proposals for new development based upon a more
considered understanding of the town’s unique character by requesting that all designers of
residential or commercial development within the Plan boundary, carry out an appraisal of the
distinctive character of the area adjoining the site, and consider how the design and layout of
the proposed development responds to, and preferably enriches that character. This is
referred to as a ‘Design Statement’ and should be submitted to the Planning Authority with a
planning application for new development. By explaining the planning proposal in more detail
and setting out the design decisions that have been made, a proposal can be more easily
assessed and appreciated in respect of the contribution that it makes to creating a quality
place.
The Town Design Strategy for Duleek also seeks to ensure that all new development in
Duleek is carefully thought out and planned to facilitate the provision or improvement of key
infrastructure or community facilities (for example, extension/provision of footpaths, cycle
routes and public lighting). High quality design, the use of appropriate materials and a quality
layout are considered essential in order to ensure that new development contributes
positively to Duleek and helps to create an attractive and sustainable settlement. Design
principles and approaches aimed at achieving this are promoted in this Development
Framework.
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Opportunity Site A – Main Street
There is a significant infill opportunity site located off the Main Street in Duleek associated
with the former grounds of The Greyhound Bar and car park area. The area of the former
public house is “brownfield” in nature with the lands behind considered “greenfield”. The site
of the former public house is currently underutilized with a neglected appearance resulting in
a negative visual impact on this part of the overall streetscape which is the primary
thoroughfare through the town. The site has a B1 “Town Centre” land use zoning objective
and it is imperative that any development proposals within this opportunity site be sensitively
designed to a high architectural standard providing uses which are compatible and
compliment its prominent town centre location. The Planning Authority will encourage the
redevelopment of this site and will require the inclusion of a design statement with any
planning application made which sets out how the redevelopment of this site provides a
scheme which is integrated with the town centre area, is of high architectural standard and is
of a scale, form & height appropriate to its location and context.

Opportunity Site – Former Greyhound Bar site along Main Street and land behind same.

08 Heritage

Duleek takes its name from the Irish word meaning Daimh Liag meaning “house of stones”
which refers to an early stone built church, St. Cianan’s Church, the ruins of which are still
visible in the town today. The origins of Duleek dates back to an early Christian monastic
settlement. Historically, Duleek was a bridging point on the River Nanny and the settlement
was built on a slight rise of the river flood plain. Duleek’s main street is quite compact to the
north of which is a tree lined village green which is framed by the Courthouse, Catholic
Church and the converted former Church of Ireland building. The town’s four crosses and the
lime tree on the village green are reminders of Duleek’s links to the struggle between William
of Orange and James II and to wider European unrest at the time of Louis XIV of France.
Duleek’s historical development centred on reinforcing its village character around the
importance of the village green and the ways in which street, footpaths and buildings relate
to this space.

8.1 Archaeological Heritage
Due to its early monastic origins, there is a rich history of archaeological features within
Duleek. There are two identified ‘Zones of Archaeological Potential’ in the town, one centred
around St. Cianan’s Church and the Main Street and the second close to the River Nanny at
Prioryland. There are a significant number of archaeological features recorded within Duleek
on the Record of Monuments and Places (RMP). This is a list of all known archaeological
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monuments afforded statutory protection under the National Monuments Acts and similarly
under the policies and objectives contained in Chapter 9 of the Meath County Development
Plan 2013 – 2019. Should development be proposed in an area within or close to a known
recorded monument, the Planning Authority would advise early consultation with the National
Monuments Section of the Department of the Arts, Heritage and the Gaeltacht. Copies of the
Record of Monuments and Places for County Meath are available for public consultation at the
Council’s Planning Department offices, throughout the network of libraries in Co. Meath or
online at www.archaeology.ie.

8.2 Built Heritage
Duleek, founded as an early Christian monastic settlement contains a unique built heritage and
setting, many of which survive to this day. The Record of Protected Structures (RPS) contained
in Appendix 8 of the Meath County Development Plan 2013 – 2019 identifies a total of 13. no.
structures located within the development boundary of Duleek. The Protected Structure
locations are also identified on the land use zoning objectives map attached.

8.3 Natural Heritage
In terms of natural heritage within the development boundary of Duleek there are a limited
number of designated sites. There is a proposed Natural Heritage Area (pNHA) known as
Duleek Commons (site code: 001578) and a second pNHA known as Thomastown Bog
located 3km west of Duleek outside the town. This raised bog is surrounded by wet
woodlands and grassland. Nationwide there are 630 proposed NHAs which were published on
a non-statutory basis in 1995, but have not since been statutorily proposed or designated.
In addition to this, Duleek has a strong network of well-wooded hedgerows, a range of
mature broadleaved copses and rows of pines, which are characteristic of most parts of the
Central Lowlands area of County Meath. A number of mature trees (7 no. in total) in the town
centre area of Duleek are designated for preservation under the Meath County Development
Plan.
The Natural Heritage Strategy for Duleek seeks to ensure the protection and enhancement of
the natural heritage of the town including its landscape character, open spaces, natural
habitats, watercourses, mature trees and hedgerows, etc. It aims to protect and conserve
biodiversity within the plan area and on adjoining lands, landscape character areas and flora
and fauna and to provide for the passive and active recreational needs of users. In addition
high quality landscaping and open space areas should be provided on developed lands to
provide important visual relief from the built environment and amenity places for users of the
development.
The strategy aims to protect and conserve the designated site - Duleek Commons proposed
Natural Heritage Area (pNHA) (site code: 001578) and in this regard, any planning application
that proposes development within or adjacent to the area of Duleek Commons pNHA will be
required to be accompanied by an ecological impact assessment, assessing the impact of the
proposal on the area with the conservation designation.

8.4 Natura 2000 Network
The nearest Natura 2000 site to Duleek is the River Boyne and River Blackwater SAC & SPA
sites which are located approximately 4km to the northwest of the town. There is no direct
water body pathway linking Duleek with this European site however there is a network of
smaller streams in the area which should be noted.
The River Nanny flows to the south of the town centre which meets the Irish Sea at Laytown
some 12km downstream along the east coast of the county. This area forms part of the River
Nanny Estuary & Shore SPA and the river is a direct pathway to this Natura 2000 site. In
addition the Paramadda River which rises in Thomastown Bog passes through Duleek
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Commons and is bridged under the main street of Duleek before joining the River Nanny just
south of the main street.
The EU Habitats Directive provides legal protection for habitats and species of European
Importance. Article 6(3) and Article 6(4) of the Habitats Directive requires the Planning
Authority as part of the decision making process to consider Appropriate Assessment relating
to the potential impact of any proposed plan or project on the conservation objectives of any
Natura 2000 site within the area.

09 Movement & Access
9.1 Roads
Duleek has good road accessibility with the regional roads R150 and R152 intersecting close
to the town. Duleek is also located within close distance of Drogheda town (circa 7.5km) and
junctions 8 & 9 of the M1 Motorway are located approximately 5.5km to the northeast of the
town. This forms part of the Dublin-Belfast corridor. The quality of the road infrastructure in
the area has been an important factor for a number of significant & medium sized businesses
to locate in the area (i.e. Indaver, Duleek Business Park, etc).
Notwithstanding the above, the quality of the road infrastructure within the town is mixed.
The R150 travels through the town centre and consists of the Main Street which is in need of
resurfacing and there is also an identified need to upgrade the traffic calming/traffic
management system within the town centre area. Whilst the most recent residential estates
are served by good road surfaces, the surfaces in the area known as ‘Lanes District’ are very
poor. The roads that run through this area are restricted in width, have a winding alignment
and have minimal space for two passing vehicles.
In order to improve vehicular and pedestrian safety along the principal routes of Duleek, it is
important that public lighting needs are provided to an adequate standard particularly on new
access points indicated to serve lands identified for development over the life of this
Development Framework. It is also of critical importance to the vitality and accessibility of
Duleek that permeability is enhanced between existing and all future development proposals.
The creation of pedestrian and cycle priority will aid in the promotion of sustainable travel
patterns within the town area.

9.2 New Bypass
Meath County Council has identified a need to provide a new bypass link to the southwest of
the town thus removing the existing R150 from the town centre. There is an important need
for the provision of a bypass in order to reduce the high level of traffic, including HGVs that
currently pass through the town centre causing many negative impacts to the town and its
residents including significant traffic congestion, visual disturbance, noise, and pollution and
safety concerns for pedestrians. Government funds have been allocated towards the route
selection and costing and it is anticipated that work should be pursued during the lifetime of
the current Meath County Development Plan 2013-2019.

9.3 NTA Sustainable Transport Measures Grants
Under the NTA Sustainable Transport Measures Grants system for 2013, Meath County
Council has approval to provide 2 no. pedestrian crossings and additional footpath links within
the town between the R150 (Main Street) and Abbey Road.

9.4 Pedestrians & Cyclists
The town centre and new residential estates are all served by footpaths. The older areas such
as the ‘Lanes District’ do not have pavements. The open areas to the west of the town do not
have footpaths despite the proximity to large residential developments. There are no cycle
lane facilities within Duleek which is a weakness.
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9.5 Public Transport
The primary mode of public transport available in Duleek is the regional Bus Éireann services.
The two main bus services available are the 103 Bus Service from Duleek to Dublin which
also has stops in the towns of Ratoath and Ashbourne. There are 7 services each way on
weekdays, with 4 services each way on weekends. The 188 Bus Services is a regional bus
route connecting Drogheda to Trim which has stops in Duleek and Navan. There are 7
services each way on weekdays with 4 services each way on weekends. In addition to the
above there is a Flexibus service available (routes 126, 219 and 219Cir) but service times are
more infrequent.
The town is not served by a rail link but a rail line (Navan – Drogheda freight line which also
serves Irish Cement at Platin) does run to the north of the town and the town did have its
own train station until 1958.

Strategic Policies
SP 1

To ensure that the growth and development of Duleek shall be directed to meet
the needs of the local community in Slane and be in keeping with the existing
character, amenity, heritage and landscape of the town.

SP 2

To encourage the sequential development of Duleek from the central core
outwards, in order to ensure that the higher order facilities and the higher
density development is located on the most central lands where possible, with
optimum access and the highest level of services.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 4

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.
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A Framework Plan for these lands shall include, inter alia;
• A Design Concept for the Development Site;
• High quality design throughout the development;
• A landscape plan for the development and landscape management plan
(post-completion of the development);
• Include Transport Assessment for the Proposal which addresses the following
issues:
1. Access arrangements to the Development Site;
2. Provision of safe cycle ways and pedestrian routes throughout the
Development Site, and;
3. Provision and access for Service Vehicles to the Site.
• Address through quality design any potential impacts upon neighbouring
land-uses (residential dwellings located south-west and north-east of the
proposed development).

Policies
Water and Wastewater Services
WWS POL 1

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the town within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity
of the existing water supply infrastructure and may consider restricting
development in circumstances where such infrastructure is inadequate.

WWS POL 2

To actively pursue the provision of additional water supply for Duleek to
serve the existing population and any increases during the lifetime of the
Development Framework.

Flood Risk
FR POL 1

To manage flood risk and development in Duleek in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development within the village centre is at potential risk of
flooding (A1 “Existing Residential” and B1 “Village Centre” land use zoning
objectives refer) as identified on the land use zoning objectives map, any
significant extensions / change of use / reconstruction shall be subject to an
appropriately detailed Flood Risk Assessment in line with the policies (WS
POL 29 - 36) contained in Volume I of the County Development Plan.
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Any future planning application lodged with respect to the site identified
with a G1 “Community Infrastructure” land use zoning objective on the
Downstown Road and identified as having an interface with Flood Risk
Zones A & B shall be accompanied by an appropriately detailed Flood Risk
Assessment. The Flood Risk Assessment shall clearly assess flood risks,
management measures and demonstrate compliance with “The Planning
System and Flood Risk Management Guidelines for Planning Authorities”
(November 2009). The Flood Risk Assessment shall consider the Sequential
Approach within the subject site and would typically involve allocating water
compatible development within Flood Zones A and Zone B. Buildings should
be sited at an appropriate finished floor level, which should be above the 1
in 100 year flood level, with an allowance for freeboard and climate change.

Commercial, Economic and Retail Uses
CER POL 1

To
promote
enterprise
creation
opportunities
and
encourage
job/employment creation initiatives in line with the sustainable growth of
Duleek and on appropriately zoned and serviced land.

CER POL 2

To consolidate the central area of Duleek for commercial uses.

CER POL 3

To maintain and improve the vitality and viability of Duleek’s central core
area as the focus of all commercial and retail activity, in order to ensure
both a mixture and variety of local shopping to serve the shopping needs of
the local community.

CER POL 4

To promote, encourage and facilitate the development of sustainable
tourism in Duleek through the conservation, protection and enhancement of
the built and natural heritage, in order to maximise upon the economic
benefits arising from the industry.

CER POL 5

To co-operate with the appropriate agencies and local community groups in
promoting tourism and securing the development of tourist based
enterprises and facilities in Duleek.

CER POL 6

To encourage the reuse of Duleek’s historic buildings where they lie vacant
or underused and recognise the contribution that they can make to
economic development, tourism, education and the aesthetic qualities of
Duleek’s landscape and town centre.

CER POL 7

To investigate the potential of upgrading the existing Duleek Heritage Trail
signage to provide information stands to supplement existing signage.
Duleek Heritage Trial consists of the following:- Duleek Courthouse, Connells
House, Parochial House, The Lime Tree, St. Cianan’s R.C. Church, Larrix
Street and Kingsgate, St. Mary’s Abbey, Duleek Wayside Cross, Duleek
House, Duleek Commons, The Berford Cross, The Nanny Bridge, Coach
House or ‘The Buildings’.

Community Facilities and Open Spaces
CF POL 1

To protect the sites of existing community and sporting facilities in Duleek and
support their further development and expansion.

129

Volume 5

Duleek Written Statement

CF POL 2

To investigate a new site on which to locate additional recycling facilities in
Duleek that will be accessible to more members of the local community.

CF POL 3

To protect and improve the library service in Duleek located in the One Stop
Shop to meet the needs of the community in line with the objectives and
priorities of the Library Development Plan for County Meath and subject to the
availability of finance.

CF POL 4

To maintain and improve the children’s playground on the Navan Road.

CF POL 5

To co-operate with local community groups, interested parties such as Fáilte
Ireland, An Taisce, game clubs and other appropriate organisations to carry
out appropriate developments along the River Nanny, where resources permit
including the laying out, upgrading or maintenance of walks, bridle paths,
access points, new access links and picnic sites, where no negative impact to
the natural environment arises.
To pursue the development of a civic amenity and ball sports area in the
vicinity of Sampson’s Field to the rear of the Millrace Estate and to link this
into a network of walkways in the town.

CF POL 6

Urban Design
UD POL 1

To promote the development of a high quality, sympathetically designed, well
landscaped and appropriately scaled environment that is in keeping with the
existing character, amenity, environment, heritage and landscape of the
village.

UD POL 2

To encourage the sympathetic re-use or rehabilitation of any attractive and
historic vacant, abandoned or derelict buildings within the Plan area and
encourage their sensitive conversion to residential or tourist accommodation
or other appropriate use.

UD POL 3

To consider infill and other developments within the Town Centre in the
context of their contribution towards the protection of architectural heritage,
streetscape and the visual amenities of the central part of Duleek.

UD POL 4

To support and encourage development that either re-uses brownfield
development land, such as sites in or adjoining the village centre, or
appropriately located backland sites. Development of such sites will be subject
to the relevant design standards and safeguards outlined in this Development
Framework, where the protection of existing residential amenity and
architectural conservation will be paramount.

UD POL 5

To encourage the maintenance of original shop fronts and pub fronts, or the
reinstatement of traditional shop fronts where poor replacements have been
installed.

UD POL 6

To permit three storey duplex units only where it is considered that the siting,
layout, design and finishes used will not negatively impact on the character
and amenity of the surrounding area.

UD POL 7

To ensure that future residential development integrates visually with the
existing town whilst preserving and enhancing the character of Duleek.
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Heritage
HER POL 1

To protect and enhance the banks of the River Nanny and the natural
habitats contained therein and to provide and maintain the river walk along
it, where possible, in conjunction with the relevant statutory bodies and
voluntary groups.

HER POL 2

To require any planning application that proposes development within or
adjacent to the area of Duleek Commons proposed Natural Heritage Area
(pNHA Site Code: 001578), to be accompanied by an ecological impact
assessment, assessing the impact of the proposal on this area with a
conservation designation. The Ecological Impact Assessment will be
forwarded to the National Parks & Wildlife Service of the Department of Arts,
Heritage and the Gaeltacht for their comments prior to the making of a
decision by the Planning Authority.

HER POL 3

To permit development on Duleek Commons pNHA, where an assessment,
carried out to the satisfaction of the Planning Authority and National Parks
and Wildlife Service of DoAHG, indicates that it will have no significant
adverse effect (such as disturbance, pollution or deterioration of habitat
quality) on the protected area.

HER POL 4

To conserve and enhance the amenity of the River Nanny and Paramadda
River including the landscape, water environment and wildlife habitats and,
where consistent with this, to encourage increased public access and
provision of walkways.

HER POL 5

To co-operate with local community groups, interested parties such as Fáilte
Ireland, An Taisce, the National Parks & Wildlife Service, game clubs and
other appropriate organisations to protect the recreational potential of the
River Nanny and lands adjoining it.

HER POL 6

To maintain, and where possible enhance, the conservation value of the
Duleek Commons pNHA, as identified by the Minister for Arts, Heritage and
the Gaeltacht, and any other sites in Duleek that may be proposed for
designation during the lifetime of this Plan.

HER POL 7

To require that any new works in the village contribute positively to the
architectural and historic character of the area.

HER POL 8

To support the renovation and upgrade of the Duleek Court House in an
architecturally sensitive and appropriate manner.

Movement and Access
MA POL 1

To provide for a new bypass of Duleek to the southwest of the town and to
ensure that the selected route is reserved and protected free of development.

MA POL 2

To review the current status of public footpath and public lighting provision in
Duleek and to upgrade where necessary.
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MA POL 3

To investigate the possibility of inserting cycle ways alongside or incorporated
with footpaths in the town area.

MA POL 4

To require that cycle lanes be included in all new residential developments in
Duleek.

Objectives
Flood Risk
FR OBJ

To assist the Office of Public Works in the implementation of the
recommendations of the Fingal East Meath Flood Risk Assessment
Management Study (FEMFRAMS) as applicable to further strengthen the
existing flood defences in place in Duleek

Community Facilities and Open Spaces
CF OBJ 1

To provide and maintain a new children’s playground off Station Road,
Duleek.

CF OBJ 2

To develop a new pedestrian way from Ryan’s Park to the Old Nanny Bridge
that will connect existing and new development areas in the town.

Heritage
HER OBJ

To protect and maintain the trees identified for preservation on the Land Use
Zoning Objectives Map.

Movement and Access
MA OBJ 1

To examine the feasibility and progress the provision of the R150 bypass for
Duleek as indicated on Map No. 6.3 of Volume I of the County Development
Plan.

MA OBJ 2

To undertake the following improvements in Duleek:
•
•

•

To upgrade the junction of the R150 and Longford Roads;
To provide/upgrade or extend as appropriate footpaths along Larrix Street
extending from the Longford Road to Larrix Court, and along The
Steeples from Longford Road to Navan Road (R150) and towards the
Hawthorns.
To pursue traffic calming measures at the junction of Kentstown and
Balrath Roads through measures such as a roundabout and provision of a
new access from Carey’s Lane to serve backlands on the main street.

MA OBJ 3

To implement appropriate traffic management
improvement measures throughout the town.

MA OBJ 4

To investigate the provision of a new pedestrian and cycle link between the
town centre and the national schools located on Abbey Road.

and

environmental
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Appendix to Duleek Written Statement: Evaluation of Residential
Zoned Lands
Description of Individually Zoned Available Sites Evaluated
Site
Site A
Site B
Site C
Site D
Site E
Site F
Site G
Site H
Site I
Site J

Location
Lands between Station Road & Fr. Ryan’s Park
Lands south of Larrix Street
Lands east of Abbey Road
Lands between Longford Road & Larrix Street
Lands between Downstown Road & Navan Road
Lands west of Bathe Abbey
Lands south of Downstown Manor
Lands between Station Road & Main Street.
Lands west of The Commons residential
development
Lands between Donore Road & the Railway Line

Land Area
1.79ha
2.76ha
1.33ha
9.1ha
2.1ha
0.6ha
3.54ha
1.32ha
2.03ha
3.45ha

Evaluation of individually zoned available sites for residential development
Site
A

Site
B

Site
C

Site
D

Site
E

Site
F

Site
G

Site
H

Site
I

Site
J

Proximity to Town
Centre

1

2

2

3

4

4

4

2

3

5

Brownfield/Opportunity
Site

5

5

2

5

5

5

5

1

5

5

Environmental
Constraints/Proximity to
River Nanny &
Tributaries

5

1

3

2

1

1

1

2

1

1

Served by Public
Transport Corridor

1

2

1

3

5

5

5

1

1

5

Infill Opportunity

1

1

3

2

2

2

3

1

2

4

Total Score

13

11

11

15

17

17

18

7

12

20

th

nd

nd

th

th

th

th

Ranking Position

5

2

2

6

7

7

9

1

st

4

th

10th

Yield and Phasing of Residential Zoned Sites
Site
Zoning
Land Area
Density
Yield
Rank
Phase
Name
Site H
B1
1.32ha
15
20
1st
I
Site B
A2
2.76ha
25
69
Joint 2nd
I
Site C
A2
1.33ha
10
13
Joint 2nd
I
th
Site I
A2 & B1
2.03ha
20
41
4
I
Site A
A2
1.79ha
25
73
5th
I
Site D
A2
9.1ha
25
227*
6th
I*
Site E
A2
2.1ha
25
52
Joint 7th
II
Site F
A2
0.6ha
25
15
Joint 7th
II
Site G
A2
3.54ha
25
88
9th
II
Site J
A2
3.45ha
25
86
10th
II
Note
*Only 2 hectares of land within Site D is being released as Phase I development. This equates
to approximately 50 residential units (see the land use zoning objectives map for the phasing
arrangement).
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Enfield W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000
Areas (NHA)

sites/Natural

Heritage

Strategic Flood Risk Assessment (SFRA)

Enfield
Small Town – local commuter town
situated close to larger centres.
Third tier retail centre
2,929
24 No. committed units
319 No. Units
National School
Health Centre, boat centre, leisure
park, an Oratory, Garda station, post
office, soccer and GAA pitches.
No Natura 2000 sites within the town.
The Royal Canal, NHA runs through
the town.
No SFRA required. No lands within
Flood zone A or B.

Goal

To make a positive contribution to the development of Enfield as a Small Town
along the M4 Corridor through the provision of a well-defined and compact town
centre area, the promotion of a range of land-uses to support the residential
population of the town and its role as a ‘service centre’ to the surrounding local
area and by recognising the importance of conserving and enhancing the quality
of the town’s built and natural environment, while catering for the needs of all
sections of the local community.

01

Town Context

Enfield is located in the Trim Electoral Area in the south of the County adjacent to the Kildare,
county border. It is approximately 42km from Dublin, 22km from Maynooth and 17km from
Trim. It is located 1km north of the M4 motorway and has benefited from the removal of
significant through traffic from the Main Street which previously served as the N4 National
Primary Route. The village of Johnstown Bridge, County Kildare is located less than 3km
south of Enfield on the opposite side of the M4 motorway.
The development of Enfield has had an association with transport uses which traverse the
town such as the Royal Canal and the Dublin/Sligo rail link. Enfield has developed in a broadly
linear fashion along the former Dublin/Galway National Primary Route N4. The town has an
enviable level of public transport, located off the M4 and benefits from multi modal transport
linkages being served by a rail line. The town served as an important stopping point for
travellers along the N4 (Dublin Galway route) but also the N5 and N6 which serve counties
Mayo and Roscommon respectively.
The County Development Plan 2013 – 2019 Volume I acknowledges that the types of Small
Town present in Meath include local commuter type towns situated close to larger centres
and small commercial towns remote from the Dublin commuter areas that have strong
trading tradition serving a large rural hinterland. Enfield presently falls into the former
category. Enfield has an advantageous location along the M4 and benefits from multi modal
transport linkages with the town being served by a rail line. The basis for development over
the past 15 years have been on the basis of residential development to serve commuters
primarily to Dublin rather than on the basis of sustainable development with local
employment opportunities developing in tandem with residential development. Opportunities
to maximise the use of public transport infrastructure in the town should be taken and a
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greater integration of land use and transport should be promoted. However, this must be
managed to ensure that the town develops in a balanced manner, providing employment
locally rather than creating a dependence on outward commuting for employment, even by
public transport. It will be important to monitor future development patterns in the town to
ensure that this does not happen.
It is the objective of the Planning Authority to secure the consolidation and development of
Enfield as a sustainable service centre in the south west of the County along the M4 Corridor.
It is essential that development takes place in a manner that is capable of being supported by
adequate water services and community services and in a way which consolidates the town’s
character and develops the considerable amenity potential associated with the Royal Canal.
Enfield has a commuter rail service to Dublin, good bus connections to Dublin and the west of
the country, ready access to the M4 Motorway, proximity to Maynooth and the Greater Dublin
Area and the availability of industrial lands. Taking all of these matters into account, it is
considered the development of a balanced and sustainable community is possible and
desirable. This land use framework seeks to provide the basis to achieve this strategy.
The land use strategy provides that new land-use zonings are closely linked to, and
integrated with, the existing town, thereby encouraging more sustainable modes of
transportation such as walking and cycling. Furthermore, it promotes the future development
of the town in a co-ordinated, planned and sustainable manner in order to conserve and
enhance the established natural and historical amenities of the town and its intrinsic
character. The provision of a compact, vibrant and effective town centre is essential if Enfield
is to cater for its current and future population needs in a sustainable manner. In addition,
the Framework seeks to provide the conditions conducive to the creation of employment
opportunities locally.

02

Water and Wastewater Services

The town is currently served by Enfield waste water treatment plant located approximately
1.5km southwest of the town to the north of Johnstown Bridge, County Kildare. The waste
water treatment plant is designed to cater for a design capacity of 3,500 population
equivalent (PE). Meath County Council treats the wastewater from Johnstown Bridge, County
Kildare at the Enfield treatment plant. There remains 300 PE available in the waste water
treatment plant, noting the extant permissions.
Water supply for the town is obtained from the Enfield water treatment plant, which is
designed to cater for a design capacity of 6,000 PE. The remaining PE for the entire
catchment is 1,000. Future development proposals will be considered in this context.

03

Land Use

04

Residential Development

The land use pattern evident in Enfield has originated from the existing and former transport
uses to the west of the town with the town centre situated to the south of the canal and
railway line. Enfield has developed along a single Main Street which was the former N4
National Primary Route. Over the past decade, the town has undergone residential expansion.
This has taken place to the rear and east of the town centre area. The development of
employment lands has seen the expansion of the town to the north of the railway line and
canal.

Enfield has been the subject of substantial residential development in recent years,
specifically the construction of medium scale residential development projects. This is
evidenced by the population increase between 1996 and 2011 from 566 to 2,929, more than
a 5 fold increase over 15 years. The Core Strategy of this County Development Plan seeks to
limit the further expansion of the town at a more moderate rate than that which was
experienced over the past decade in particular. The household allocation contained in the
Core Strategy of this Plan provides for an extension befitting the town’s position in the county
settlement hierarchy. Further development and growth will need to take account of the
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town’s ability to grow in a more sustainable manner without causing unacceptable impacts
upon the surrounding environment. This policy framework endeavours to facilitate the
continued growth of well designed, sustainable new residential communities, which are
integrated with the existing town’s built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 319 no. units to Enfield over the 2013-2019 period. The Planning Authority notes
the extant planning permission for 24 no. units 1, 14 of which are located centrally within the
town centre area. The remaining 10 units are located within existing residential areas. These
sites with the benefit of extant planning permission are identified on the land use zoning
objectives map.
The average density set down for Enfield in the County Development Plan is 25 units per
hectare. In this context, there is a requirement for 12.8 hectares of residential land to be
identified to satisfy this household allocation for Enfield.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 319 no. units provided for under the Core Strategy. This followed the carrying
out of an examination of the lands previously identified for residential land use in the 2009
Enfield Local Area Plan and still available for development. The sites that were evaluated for
inclusion within Phase 1 of the Order of Priority are presented in Appendix 1.
The lands which have been identified for residential land use arising from this evaluation
largely arise following the application of the sequential approach from the Main Street
outwards. It was considered that the other sites which were previously identified for
residential development in the 2009 Local Area Plan were considered less favourable on the
basis of their peripheral location relative to the town centre, public transport nodes or lands
being land locked with no obvious or deliverable access available. The Planning Authority will
resist the provision of new entrances onto the Enfield Outer Relief Road and this is reflected
in the evaluation which has been undertaken. The Planning Authority is satisfied that
sufficient lands have been identified within Phase 1 of the proposed Order of Priority to
accommodate the household allocation of 319 units. All other lands are identified as
Residential Phase II (Post 2019) and are not intended for release within the life of this County
Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Enfield is included as a Level 3 Town or Sub County Town Centres in the County Retail
Strategy along with Ashbourne, Dunboyne, Dunshaughlin, Kells, Trim and
Laytown/Bettystown. These towns perform an important sub county retail role / function and
generally include a good range of convenience provision and a modest provision of
comparison offer. With the exception of the Tesco Express on Main Street, there are no other
multiples present in Enfield. Nonetheless, Enfield supports a wide range of retail, commercial
and professional services, catering for the resident population, surrounding hinterland and
through traffic.

1

It is noted that the corresponding figure in Table 2.4 of Volume I of the County Development Plan is
31. However in the intervening period, 7 of these units have since been completed.
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The 2011 Census of Population recorded that there are 1,534 persons aged 15 years and
over in the labour force in Enfield and of these, 83.8% were at work. The unemployment rate
for this area was 16.2% compared with the county average rate of 18.0%. The higher
percentage of persons at work in Enfield compared to the County could be attributed to its
location proximate to Dublin and good infrastructural links with the capital.
Enfield is identified as Local Employment Centre in Table 4.2: Hierarchy of Economic Centres
and Targeted Sectors (County Development Plan 2013 – 2019 Volume I refer). The role of
such centres is to provide for the employment needs of local hinterlands. It is indicated that
serviced industrial sites and incubator units should be available within these centres. With
regard to the sectors to be targeted, local investment generally and small scale industry with
flexibility afforded within walking distance (800 metres) of train station.
The Enfield Local Area Plan (2009) identified 16.83 hectares of employment lands. The only
employment lands that have developed to date are Enfield Industrial Estate and Enfield
Business Park which are both located off the Trim Regional Road. Enfield Industrial Estate
contains 6 units, 5 of which are presently in use. There is one unit, which is utilised by three
different businesses, constructed in the Enfield Business Park to date. The Business Park
extends to an area of 8.7 hectares. It is considered that there are sufficient available lands
within the Business Park to accommodate employment related uses over the lifetime of the
Plan. This land will be identified as Phase 1 in the Order of Priority presented in the land use
zoning objectives map.
The Enfield Local Area Plan (2009) also included further employment lands removed from the
town centre off the R148 Kinnegad Road (former N4). These lands were contained within
Framework Plan 2 (FP 2). Furthermore, the LAP identified additional lands to the east of the
town included within Framework Plan 1 (FP1) to accommodate primarily employment
generating uses and community uses. The lands previously identified within FP 1 and FP 2
have remained undeveloped to date. Furthermore, it is noted that the employment lands
referenced within FP 1 did not have the benefit of land use zoning objectives having been
applied to the lands in the 2009 LAP.
This framework provides that the subject lands to the west of the town centre will be
included within Phase 2 of the Order of Priority (LU OBJ 2). The lands to the east of the town
is to be identified as White Lands in accordance with the land use zoning objectives contained
in this County Development Plan, namely “to protect strategic lands from inappropriate forms of
development which would impede the orderly expansion of a strategic urban centre”. These are
strategic lands and their designation is to allow for a long term, integrated approach to be
taken to the expansion of the urban area of Enfield. The White Lands (Strategic Lands) in
Enfield are intended primarily for enterprise and employment uses. It is not generally
envisaged that development proposals will be brought forward during the life of this
Development Plan for these lands. No indication is therefore generally offered regarding the
suitability or otherwise of individual uses on said lands within this Development Plan. The
acceptability of specific proposals for development on the lands prior to that time, e.g. an
expansion to an existing permitted business, will be considered on their merits. It is vital that
such lands are protected against developments which would impede the orderly expansion of
Enfield.
Land was also formerly identified with a land use zoning objective on the northern side of the
railway line for town centre uses under the Enfield Local Area Plan (2009). This land has not
been developed to date. It is considered that opportunities exist for infill developments and
redevelopment of opportunity sites in the town centre area. The Planning Authority will seek
to encourage the intensification of business and community uses in the town centre. Three
opportunity sites were identified in the County Retail Strategy. In pursuing a compact urban
form, it is considered that it would be more desirable to accommodate town centre expansion
to the south of the railway line within the core area identified in the County Retail Strategy
and immediately adjoining the existing town centre. Further, it should be noted that the land
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previously identified with a C1 “Mixed Use” land use zoning objective in the 2009 LAP
adjacent to the town centre is now identified with a B1 “Town Centre” land use zoning
objective having regard to the towns position in the settlement hierarchy as set down in
Volume I of this County Development Plan. In this regard, it is considered that the land
identified with a B1 land use zoning objective to the north of the railway line could provide for
a mixture of commercial and residential uses. This Development Framework has ensured that
sufficient and appropriately located land for town centre uses and employment generating
uses has been identified for the life of the County Development Plan and beyond.
In addition, it is considered that Enfield could develop as a more significant tourism centre
building on the hospitality base of the town. The 4 star Johnstown House Hotel & Spa is set
on 120 acres (0.49 km2) of parkland landscape on the edge of the town and boasts 126
bedrooms, gym and extensive conference facilities.
There is a newly created amenity park along with a small harbour and slipway at the Royal
Canal on the western side of the town synonymous with the transport heritage of the town.
In addition, the proposed Dublin Galway Greenway will utilise the former tow path of the
Canal as a long distance cycle and walking route. Enfield is well positioned along this route to
maximise the economic spin offs arising from this development. Enfield also has its own
micro-brewery, The Celtic Brew Company which produces the award winning Finian’s Lager
which can be further developed as a tourism attraction.

06

Community Facilities and Open Spaces

St. Mary’s National School is located adjacent to the town centre off the Johnstown Bridge
Road. The nearest secondary school is in Longwood approximately 8km from Enfield or
Kilcock which is 15km distant. The provision of additional schools is being pursued in the
Enfield Johnstownbridge area in line with the Department of Education and Skills Programme.
The 2011 Census of Population recorded the population of pre-school age (0 - 4 years) as
416, primary school going age (5 - 12 years) as 404 and secondary school going age (13 - 18
years) as 176. Having consulted with the Department of Education and Skills and having
regard to the extent of residential zoned land being released over the lifetime of the plan
(Phase 1 of the Order of Priority), the existing site of 5.85 hectares identified for community
uses to the east of Enfield is considered adequate to accommodate both a primary and postprimary school. In this regard, it is considered that sufficient lands have been zoned to
accommodate the projected educational requirements within the settlement.
The existing Roman Catholic Church is located 3km outside Enfield in the townland of
Jordanstown. The parish office is located on the Main Street adjoining the town centre area.
A site adjoining the parish office is identified for community uses. Na Fianna G.A.A sports
ground and Enfield Celtic Football Club are located to the east of the town and are identified
with appropriate land use zoning objectives accordingly. There is a medical centre located
adjoining the town centre opposite St. Mary’s National School. The Royal Canal is part of an
attractive boating network and a long distance walking route which has been referred to in
the preceding section. Coarse angling is also facilitated in the Royal Canal in Enfield.
The existing level of civic and community facilities should continue to be monitored to cater
for the town’s needs having regard to the population now resident and the additional
population which has been projected. A site for a playground has been identified to the south
of Enfield within an established wooded area. A site is also identified for community use
opposite the industrial estate. Having regard to the existing population and the potential
increase in population associated with the quantum of residential zoned land over the lifetime
of the Plan, the Planning Authority is satisfied that the extent of lands identified for
community uses is adequate for the life of this Plan.
The Royal Canal and the associated Leisure Activity Area is the primary open space in Enfield.
It is part of an attractive boating network and a long distance walking route. An area beside
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the Park has been zoned (west of the canal and south of the R148) D1, ‘To provide for visitor
and tourist accommodation and leisure facilities’. It is envisaged that the area would be
developed for accommodation, boating, or such other uses as will be necessary for the long
term development of the Royal Canal as a linear amenity corridor. A secondary open space is
on the eastern bank of the canal and includes the site of a Ringfort. Other open spaces
include Na Fianna G.A.A and Enfield Celtic Soccer grounds located to the east of the town.
There are existing open spaces within housing developments.

07

Urban Design

Unlike most towns in Ireland which emerged and grew around a focal point such as a Church
or crossroads, Enfield developed in parallel with the various phases of transport history.
Enfield was situated on the old N4 which ran from the east of the country to the west
connecting Dublin and Galway. The Royal Canal construction began in Dublin in 1790 and
signalled the end of the stage coach era, as the canals were a cheaper and more efficient
means of transport. The Royal Canal was replaced by Rail Travel in 1847 and the Mullingar
line was opened for public traffic as far as Enfield in July 1847. There are ten protected
structures in the town and eight of these relate to the railway line and station. For example,
the railway station, station master’s house and railway bridge. The Coach Yard building which
related to a different mode of transport (stage coach) is located towards the eastern end of
the main street and is now being used as a restaurant. Although many original features and
materials of this former house have been replaced and various extensions added, it still
remains of apparent architectural form and design. The substantial scale of the building
makes it a notable contributor to the streetscape.
Enfield has a long association with the hospitality trade as it was a stopover for people
travelling through by coach, boat or rail. A number of public houses and hotels which are still
visible today developed on the basis of this passing trade. In this regard, development in
Enfield took place on an ad hoc basis. It would be desirable to prepare an urban design
framework for the town. Section 11.1.7 and the Meath Rural Design Guide set down in the
County Development Plan deal with Urban Design and Architectural Features. High quality
architecture and urban design should be demonstrated in any future redevelopment of the
town centre and new residential schemes.
The Urban Design Strategy for Enfield seeks to:
•

facilitate the creation of an urban environment of quality in a visual sense with good
urban design with appropriate attention to orientation and landscaping;

•

enhance landmark/focal points in Enfield by redeveloping neglected sites and obsolete
areas, and;

•

improve the street finishes, footpaths and public domain.

08

Heritage

The built and natural heritage of the Enfield area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors. The protection of these
resources and presentation of their heritage value are key considerations in this Development
Framework.
There are a number of buildings and structures of historical significance within Enfield. The
town has ten structures included in the Record of Protected Structures (RPS), eight of which
are located close to the railway line. Enfield has five items on the Record of Monuments and
Places (RMP) which are identified on the land use zoning objectives map as an ‘Area of
Archaeological Interest’. The continued protection of the built heritage of Enfield is intrinsic to
the sustained success and viability of the town itself.
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Although the town and the surrounding environs hold environmental assets, none are
designated at international level; the town does not contain nor is it adjacent to any Natura
2000 sites. The Blackwater River runs close to the southern edge of the development
envelop. The Ballycorran River drains the Eastern environs of Enfield. In addition, there is an
NHA, the Royal Canal, which traverses Enfield along side the railway line. The town also
contains a number of trees of amenity value. These contribute to the attractiveness of
Enfield. A tree survey was carried out in 2008. The protection of the natural environment of
Enfield is fundamental to the success of this Development Framework, as it provides the town
with its own unique identity and amenity background. Therefore it is vital to achieve the
correct balance between protection of the natural environment and the future development
of Enfield.

09

Movement & Access

The underlying movement strategy for Enfield aims to ensure that:
•
•
•
•
•

Movement is directed along looped routes so that internal movement can take place
independently of the Main Street, which carries most of the through traffic.
Public transport accessibility is maximised.
Pedestrian and cycle movement is encouraged to keep vehicular traffic to a minimum.
Streets are designed to encourage pedestrian activity to make going outside a safe and
pleasant experience.
All vehicular roads are designed in a manner that incorporates passive calming of traffic.

Enfield has an advantageous location off the M4 Motorway and benefits from multi modal
transport linkages with the town being served by a rail line. In this respect, car parking
facilities at the railway station have been extended in recent years. Opportunities to maximise
the use of public transport infrastructure in the town should be taken and a greater
integration of land use and transport should be promoted. Furthermore, it is essential that a
commuter rail service is provided to Maynooth and onwards to Dublin.
The 2011 Census detailed that the most popular means of travelling to work was by car
(driver) with this mode accounting for 69.9% of all journeys. Movement by pedestrians and
cyclists should be as easy, direct, attractive and as safe as possible. The development of
public transport bus links is critical to ensure a better modal split in favour of public transport
away from the motor vehicle. It is important to ensure that the town develops in a balanced
manner, providing employment locally rather than creating a dependence on outward
commuting for employment, even by public transport.
The provision of the M4 Motorway and associated Relief Road has reduced the extent of
through traffic on the Main Street. However there remains considerable through traffic
passing through the town which is considered unnecessary and results in a less pleasant
environment for walkers and cyclists. It is also important to provide adequate and safe
crossing facilities for pedestrians and cyclists. The location of the toll on the M4 Motorway is
noted but the town can still be avoided by the using the Outer Relief Road. It is considered
that this matter should be addressed as part of a Traffic Management Plan for the town.
Meath County Council previously undertook a Pilot Programme funded by the Department of
Transport to maximise the number of students walking and cycling to the local national
school. A number of measures such as the provision of cycle lanes along the former N4
National Primary Road have been implemented arising from this study. The issue of
permeability from hermetically sealed estates remains a problem and should be re-examined
as part of a Traffic Management Plan for the town.
The introduction of paid parking at the train station has resulted in parking spilling out onto
the Main Street. This is less than desirable as it results in a poor turnover of car parking
spaces along the main shopping street in the town. There are a number of “customer only”
car parks associated with some of the businesses on Main Street. These, for the most part,
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are under utilized. A scheme is needed to increase their usage. A Public car park needs to be
provided at the eastern end of the Main Street area. The issue of car parking shall also be
addressed as part of the Traffic Management Plan for the town.
The County Development Plan sets out clearly the appropriate standards applicable to the
various use categories and these will be followed in general terms for the uses within the
development envelop. However, there will be opportunities for spaces to be shared,
particularly in the vicinity of the town centre, which would reduce the overall quantum of car
parking to be provided and so improve the visual amenity of the area. Good quality surface
finishes and landscaping must be utilised to reduce any negative visual impact arising same.

Strategic Policies
SP 1

To promote the future development of the town as a compact settlement with a
pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the town through the provision of appropriate
infill development which has regard to the scale, character, topography and
amenities of the town.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 4

ii) The lands identified with an A2 “New Residential” land use zoning objective but
qualified as “Residential Phase II (Post 2019)” are not available for residential
development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.

141

Volume 5

Enfield Written Statement

Policies
Water and Wastewater Services
WWS POL 1

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the town within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity
of the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.

WWS POL 2

To expedite the provision of the new waste water scheme and of an
adequate water supply to allow development to proceed.

WWS POL 3

To reserve capacity in water services infrastructure to
employment creation and community development in Enfield.

facilitate

Flood Risk
FR POL

To manage flood risk and development in Enfield in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

Land Use
LU POL 1

To regard the Relief Road as the southern boundary of the town of Enfield
and to protect the strategic function of this road.

LU POL 2

To reserve access to backlands at appropriate locations as identified on the
land use zoning objectives map.

Commercial Uses
CER POL 1

To support the development of the lands identified for E2 “General Enterprise
and Employment” land use zoning objective (Phase 1) in the Order of Priority
for employment creation purposes.

CER POL 2

To consolidate the central area of the town for commercial uses.

CER POL 3

To address the leakage of retail expenditure from the town and its
catchment by facilitating the strengthening of the range and quality of its
retail offer to allow Enfield to meet its local shopping needs.

CER POL 4

To maintain and improve the vitality and viability of Enfield’s Town Centre
area as the focus of all commercial and retail activity, in order to ensure both
a mixture and variety of local shopping to serve the shopping needs of the
local community.

CER POL 5

To support proposals to further develop and strengthen the tourism potential
of Enfield building on the proposed long distance Royal Canal Greenway from
Dublin to Galway and strive to make Enfield a key destination along this
route.

Community Facilities and Open Spaces
CF POL 1

To protect the sites of existing facilities and support their further
development and expansion.
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CF POL 2

To facilitate the provision of a post-primary school to the east of Enfield on
the site identified for G1 “Community Infrastructure” land use zoning
objective.

CF POL 3

To facilitate the provision of a new Health Centre on appropriately zoned
lands.

CF POL 4

To facilitate the provision of appropriate facilities for the Soccer Club, G.A.A
and Athletics Club and Youth Club.

CF POL 5

To provide playground facilities in accordance with the Sports Partnership
Programme and facilitate provision of a children’s playground in an area that
is accessible to all the population. A site has been identified off the
Edenderry Road for this purpose.

Urban Design
UD POL 1

To preserve the character of t h e Main Street by requiring that the
height, scale, and design of any proposed development on the street
frontage complements the character of the town and does not diminish its
distinctiveness of place.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual
sense with good urban design with appropriate attention to orientation and
landscaping.

UD POL 3

To enhance landmark/focal points in Enfield by redeveloping neglected
sites and obsolete areas.

UD POL 4

To improve street finishes, footpaths and public domain.

Heritage
HER POL 1

To protect wildlife corridors along streams, hedgerows, tree stands, wetland areas
and railway and the Royal Canal.

HER POL 2

To have regard to the bio-diversity value of
hedgerows in areas that are liable to be developed.

HER POL 3

To seek to provide public access to the site of the Enclosure site which has
been identified with an F1 “Open Space” land use zoning objective and
identified as an Area of Archaeological Potential.

HER POL 4

To promote the protection and development of the Royal Canal area as an
amenity to serve the local population and tourism needs.

existing

trees

and

Movement and Access
MA POL 1

To support the improvement of existing rail transport infrastructure
including the Dublin/Sligo route with increased suburban services to Enfield
and Kilcock.

MA POL 2

To encourage Iarnród Éireann to extend the commuter train service to
Enfield.

MA POL 3

To require the provision of short-term on-street vehicle parking where
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MA POL 4

To require screened parking in the town centre.

MA POL 5

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries
on public roads in association with further development.

MA POL 6

To provide for an integrated network of cycle ways throughout the town
where considered appropriate in order to promote more sustainable modes
of transportation.

MA POL 7

To seek the provision of adequate bicycle parking facilities throughout the
town and within all new residential developments.

MA POL 8

To require noise mitigation measures to be implemented in any future
planning applications within zones of influence of national roads or planned
new national roads.

Objectives
Land Use
LU OBJ 1

To carry out a survey of the existing town centre to identify a potential site for
the provision of a new town square and to upgrade the public realm in
general.

LU OBJ 2

To require the preparation of a Framework Plan for land to the west of the
existing town centre off the Trim road which seeks to provide for the
development of a mix of uses at this location including commercial, industrial,
community and residential development. The framework plan shall provide for
inter alia the following:
1. A phasing arrangement for the development of the lands;
2. Pedestrian and cycle linkages from the site to the Town Centre;
3. Buildings of innovative high quality architectural design and layout;
4. A comprehensive landscaping scheme;
5. Provision of adequate public lighting and footpaths throughout the lands;
6. Infrastructural requirements including access for vehicle, pedestrians,
cyclists and people with disabilities, car parking and vehicle turning, and;
7. Site servicing information.

Commercial, Economic and Retail Uses
CER OBJ

To develop a strong local economy by continuing to encourage the role of
Enfield as a ‘Service Centre’ for the surrounding rural hinterland and
encourage small businesses to set-up within the town by facilitating the
expansion of existing employment uses.

Community Facilities and Open Spaces
CF OBJ

To identify a site for a new Church on appropriately zoned lands.

144

Volume 5

Heritage
HER OBJ 1

Enfield Written Statement

To protect the following trees and hedgerow within the town as identified
because of their amenity value:
1. Ash (Fraxinus excelsior) and Beech (Fagus sylvatica) trees.
2. Large Cypress trees in a row.
3. Five Sessile Oak (Quercus petraea) trees.
4. Two beech (Fagus sylvatica) trees.
5. Mixture of Birch, Cypress, Eucalptus, Ash, Whitethorn, Sycamore and
Beech trees.
6. Ash and Whitethorn hedgerow.

HER OBJ 2

To seek to implement the actions recommended in the Tree Survey prepared
for Enfield.

Movement and Access
MA OBJ 1

To prepare a Traffic Management Scheme for the Main Street area. The
Traffic Management Plan shall include, inter alia, the identification of
additional car parking spaces in the Main Street area, the provision of
adequate safe crossing facilities for pedestrians and cyclists and measures to
remove remaining through traffic through the town which shall be directed
to the Relief Road around the town.

MA OBJ 2

To implement appropriate traffic management
improvement measures throughout the town.

and

environmental
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Appendix to Enfield Written Statement: Evaluation of Residential
Lands
Table 1: Description of individually zoned available sites evaluated
Site
A
B
C
D
E
F
G
H
I
J
K
L

Location
Land west of Enfield fronting onto the R148
Land opposite the industrial estate to the west
Land fronting onto the R148 and R159 west of the canal
Land immediately west of the linear park and canal
Land to the rear of the town centre area and east of Ringfort
Land contiguous to the R148 and L-6230-0 south of Johnstown Way
housing development
Land to the east of Enfield located adjoining lands zoned for community
uses behind existing residences with access off a cul de sac that
services Delmear residential development
Land to the east and south of Enfield Celtic Football Club
Land to the south of Na Fianna G.A.A club
Land to the south of Glen Abhainn residential development
Land to the east of site zoned F1 for the provision of a playground
Land south of Ringfort and west of Johnstown Way residential
development

Hectares
2.12
2.19
2.5
2.01
0.81
2.06
2.02
6.84
6.59
5.99
3.94
1.29

Table 2 sets down the evaluation of individually zoned available sites for residential
development. Land north of the railway line, on either side of the R148, ranked highly in the
evaluation. Although this land is zoned for town centre uses, it is considered that its location
adjacent to the railway station, canal and amenity park and its close proximity to the town
centre, make it particularly appropriate for residential development. In this regard, this land
represents an opportunity to develop a mixture of commercial and residential uses.

Table 2: Evaluation of individually zoned available sites for residential
development
Site Name

A

B

C

D

E

F

G

H

I

J

K

L

3

2

2

2

1

1

3

4

3

3

3

1

3

2

2

1

1

1

3

4

3

3

2

1

3

2

1

1

1

3

5

5

5

4

4

1

3

2

2

1

1

3

3

3

3

3

3

2

Access

1

1

1

1

5

1

1

1

3

5

5

3

Total

13

9

8

6

9

9

15

17

17

18

17

8

Ranking

7

4

2

1

4

4

8

9

9

12

9

2

Proximity to town
centre
Proximity to
Education
Proximity to
public transport
(railway station)
Proximity to
public transport
(bus stops)

The total yield accruing from the sites ranked 1-8 is 331 units and the total area of available
land is 15 hectares. This is set down in Table 3 below.
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Table 3: Yield and rank of residential lands evaluated
Site
D
C
L
B
E
F
A
G
I
K
H
J

Zoning
B1
B1
A2
A2
A2
A2
A2
A2
A2
A2
A2
A2

Land Area (Ha)
2.01
2.5
1.29
2.19
0.81
2.06
2.12
2.02
6.59
3.94
6.84
5.99

Density
15
15
25
25
25
25
25
25
25
25
25
25

Yield
30
38
32
55
20
52
53
51
165
99
171
150

Rank
1
2
2
4
4
4
7
8
9
9
9
12

Phase
I
I
I
I
I
I
I
I
II
II
II
II
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Gorm anston W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites
Strategic Flood Risk
(SFRA)

Assessment

Gormanston
Village - Local centre for services and
local enterprise development
Level 5 retail centre
500
0
20 No. Units
Secondary School
1 no. Church, Sports Ground, Community
Hall
None within the development boundary
No SFRA required. No lands within Flood
zone A or B.

Goal

To make a positive contribution to the development of Gormanston Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all
sections of the local community.

01 Village Context

Gormanston is situated within the Slane Electoral Area, to the north east of County Meath.
The settlement is located close to the M1 Dublin Belfast motorway approximately 14
kilometres to the south of Drogheda and 5 kilometres to the northwest of Balbriggan. The
village is also located proximate to the R132 Regional Road which is the former N1 National
Primary Road and is also served by the Dublin Belfast rail service (Northern Commuter Line)
with a station located to the east of the R132. Gormanston is located directly adjacent to the
boundary with Fingal County with the River Delvin forming the county boundary. Whilst
significant residential development has occurred in both Stamullen (1 kilometre to the west of
Gormanston) and Balbriggan, the character of Gormanston has remained essentially rural.
The approach roads to Gormanston are marked by the presence of mature trees and
hedgerow which contribute to the visual qualities of the area.
Unlike most villages, Gormanston does not have a traditional nucleus which developed
around a crossroads or a local school / church. Gormanston developed around Gormanston
Castle which forms the western boundary of the Development Framework envelop. The
pattern of development in Gormanston has remained similar to that at the turn of the 19th
Century and has extended in a linear form along the approach roads to the village.
Gormanston has been identified as the location for the proposed development of a world
class deepwater port, logistics centre and business park. This project is presently at feasibility
stage and is outlined in considerable detail in Section 4.1.5 of Volume I of the County
Development Plan. This area has been identified as a potential employment hub given its
strategic location on the Dublin – Belfast M1 corridor. The future development of Gormanston
over the life of this Development Plan will depend largely on the outcome of the feasibility
study relating to the development of the proposed deepwater port, logistics centre and
business park and the future of the Gormanston Army Camp located to the north of the
village.
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In order to facilitate the delivery of the vision for Gormanston, land use, movement and
access, and natural and built heritage strategies have been identified. The land use strategy
for Gormanston seeks to accommodate modest levels of population growth in accordance
with the levels of growth provided for in Table 2.4 (Core Strategy) of the County
Development Plan and to provide for distinctive quality driven residential development and
essential local commercial and community facilities. In addition, the land use strategy seeks
to ensure that adequate provision is made for appropriate commercial, community and
educational facilities to serve existing and future residents.

02 Water and Wastewater Services

Gormanston is currently served by the East Meath Regional Water Supply Scheme (RWSS).
The River Boyne at Roughgrange is the main source for the East Meath RWSS. The water is
then treated at Staleen waterworks and is distributed to the Gormanston area via Kiltrough
Water Tower. The commissioning of the Dunshaughlin water treatment plant in April 2012
has reduced the demand on the East Meath Regional Water Supply by c. 500cu.m/day hence
freeing up capacity to help supply this area. Notwithstanding the foregoing and progress
made in relation to water conservation measures, there is limited available capacity in the
scheme and ensuring security of supply to Gormanston is an ongoing challenge.
Waste water from Gormanston is generally treated by individual waste water treatment
plants. Gormanston Military Camp, which is located outside of the village boundary, is
serviced by its own treatment plant and has a sea outfall.
Any significant new development within this area should investigate the option of connecting
into the Drogheda Wastewater Treatment Plant. There is an agreement in place between
Louth County Council, Drogheda Borough Council and Meath County Council for the sharing
of both water supply and wastewater treatment infrastructure. An upgrade of this plant
provided a total capacity available to Meath County Council of 27,500 Population Equivalent
(PE). There is currently an availability of 10,500 PE.
All development proposals shall be considered in the context of the available waste water and
water supply capacity.

03 Land Use

There is a limited extent of existing development in Gormanston. Residential development
consists mainly in the form of detached dwellings on individual sites. The hall, secondary
school and GAA grounds are in relative proximity while the existing public house is located to
the north of the village core.
Gormanston has development primarily as a rural residential cluster around Gormanston
Castle now Gormanston College. The area lacks a distinct village form and has instead
developed in a dispersed and disjointed manner. Future land use within Gormanston will be
on a small scale relevant to the existing size and character of the village and will be delivered
on a phased basis adjacent to the existing developed areas of the village.

04 Residential Development

There is a limited extent of existing development in Gormanston. Residential development
consists mainly in the form of detached dwellings on individual sites. The village has retained
the rural appearance and does not lend itself to suburban type development. It is understood
that several ancient cob cottages still exist in the village under more modern surfaces.
Pedestrian connectivity within the village is poor at present given the rural nature of the
surrounding road network.
Section 2.3.1 of Volume 1 of the County Development Plan outlines the settlement hierarchy
for the county. The Core Strategy of the County Development Plan (Table 2.4 refers) provides
a housing allocation of 20 no. units to Gormanston over the 2013-2019 period. The Core
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Strategy of this County Plan seeks to permit a moderate rate of residential expansion within
the village over the Plan period than was perhaps envisaged in the past having regard to the
expanse of lands identified with a residential land use zoning objective in the East Meath
Local Area Plan 2005. Future development and growth will need to take account of the
village’s ability to grow in a sustainable manner without causing unacceptable impacts upon
the surrounding environment. This Development Framework endeavours to facilitate well
designed, sustainable new residential communities in order to promote the efficient use of
land and of energy, to reduce pressure for one-off housing on rural lands, and to enhance
the character of Gormanston and make provision for future community infrastructure for the
village.
A parcel of land directly to the south of Beechville House is identified as Phase 1 in the Order
of Priority as identified on the land use zoning objectives map. The Planning Authority is
satisfied that sufficient lands have been identified within Phase 1 of the Order of Priority to
accommodate the household allocation of 20 units. All other lands are identified as
Residential Phase II (Post 2019) and are not intended for release within the life of this County
Development Plan.

05 Commercial, Economic and Retail Uses

Gormanston is identified as a Level 5 retail centre in the County Retail Hierarchy. At present,
the only commercial facilities in the village consist of a public house (The Huntsman). A
second public house located on the opposite side of the R132 (The Cock Tavern) is presently
closed and is considered one of the oldest pubs in Ireland. There is no convenience shop in
the village and the post office closed in the recent past. The Gormanston Wood Nursing
Home is located to the east of the Development Framework envelop and adjoins the R132
Regional Road.
Development in this village has occurred in a dispersed form rather than creating a distinct
and typical village form. There are no lands identified with a B1 “Village Centre” land use
zoning objective having regard to the form of the village and to the current and projected
population.
Gormanston Camp consists of approximately 226 acres. The camp is currently home to
Gormanston Camp Company and B Company 27th Infantry Battalion. The Camp is used for
air-ground and air-defence training. The Planning Authority has previously identified a large
parcel of land (85 hectares) at the current Military Camp to the north of the village for
employment uses. The rationale behind this land use zoning objective applying to these lands
previously related to a Government decision on July 1st 2003 that lands at Gormanston would
be amongst state lands released for inclusion in the Sustaining Progress Affordable Housing
Initiative. It was agreed with the Department of Environment to place these lands which were
designated with an employment land use zoning objective in the East Meath Local Area Plan
2005 on the open market with the perspective purchaser having to provide an agreed
quantum of housing on appropriately zoned lands elsewhere in the Greater Dublin Area. The
designation of these lands as part of the Affordable Housing Initiative Scheme has since been
removed by the Government.
As stated in Volume I of the County Development Plan, the Regional Planning Guidelines for
the Greater Dublin Area recognise the Dublin-Belfast Economic Corridor as it passes through
the region in addition to the identified Primary and Secondary Economic Growth Towns. The
“Mid East Regional Authority Economic Development Strategy” (December 2009) which is
appended to the Regional Planning Guidelines for the Greater Dublin Area recognises the
imbalance in the Mid-East Region between existing residential development and the limited
level of economic development being provided. The Strategy advocates the designation of
Stamullen as a Secondary Economic Hub, predicated upon the development of the deepwater
port and would further support the clustering of a wide range of economic activities
leveraging on the existing economic base. This in turn supports the conclusions drawn by
Indecon International Economic Consultants who prepared an “Economic Development
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Strategy for the M1 Economic Corridor” for the period 2010 – 2022 on behalf of Meath, Fingal
& Louth Local Authorities. The resultant strategy also identified the Stamullen / Gormanston
area as being suitable for creating an employment hub serving the wider East Meath area.
There is a proposal to develop a world class deepwater port, logistics centre and business
park at Gormanston, County Meath. At present, Bremore Ireland Port Ltd. is considering
different options to advance the project through the statutory planning consent process. The
development of the deepwater port would transform the economic and employment
prospects of the East Meath – North Fingal area and establish a new economic hub on the
Dublin – Belfast M1 Corridor. The current status of the project is that pre-feasibility and
environmental / habitat assessment is being carried out. It is also noted that pre application
consultations with An Bord Pleanála for a proposed Strategic Infrastructure Development
application are also underway. Meath County Council is committed to the development of a
deep water port and associated landside activities in East Meath.
In the event that the deep water port proceeds at a location close to Gormanston, the scale
of lands identified for employment generating uses in this Development Framework may need
to be reconsidered during the life of this Development Plan. It is therefore considered
appropriate to identify the lands previously identified with an employment land use zoning
objective as “White Lands” until there is greater certainty with regard to the proposed
deepwater port at Gormanston. This land use zoning objective seeks “to protect strategic
lands from inappropriate forms of development which would impede the orderly expansion of
a strategic urban centre”. It is not generally envisaged that development proposals will be
brought forward during the life of this Development Plan for these lands. They are identified
as strategic lands and their designation is to allow for a long term, integrated approach to be
taken to the expansion of an urban area.

06 Community Facilities & Open Spaces

Current community facilities in Gormanston consist of the church, community hall, GAA
grounds and secondary school. Meath County Council will support the expansion of these
facilities as necessary to serve the existing and additional population in the area.
The Franciscan College Gormanston is a Roman Catholic school operated and managed by
the Irish province of the Order of Friars Minor. The student body numbers are 350
approximately and include students from abroad. The College offers boarding and day
facilities. Boarding at Gormanston is a mixture of five day and seven day boarding options for
boys. Girls are admitted and welcome to the school as day students. Gormanston is a private
fee-paying College.
The Aras Preston Sports Complex within the school is available for rent outside of school
hours (sports complex, football pitches and swimming pool). This is a valuable community
facility used extensively by residents in Gormanston, Stamullen, Julianstown and the north
Fingal area. Additional land has been identified with an appropriate land use zoning objective
around Gormanston College to allow for the extension of the school in the future.
It will be an objective of this Development Framework to identify and facilitate the provision
of open spaces within Gormanston as part of any new development. It is an objective to
develop a linear park along the Delvin River in conjunction with the development of the
residential lands to the north noting that said lands are identified as Phase II in the Order of
Priority.
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07 Urban Design

A high standard of building design will be required for all types of development in
Gormanston. The design approach should be representative of Gormanston as a rural village
with cues for building form taken from the traditional and vernacular built heritage in the
area. New building should respond to the individual site context and take due cognisance of
adjoining development. Within residential areas, standard suburban house designs should be
avoided and an individual approach should be taken to house design.
Within the commercial area to the north of the village, buildings should be designed to be
adaptable to multiple uses in the interests of sustainability.
This Development Framework seeks to achieve a balance between facilitating further
sustainable growth and development within Gormanston while ensuring that the existing rural
character of the village is maintained and enhanced.

08 Heritage

There are numerous items in Gormanston included on the Record of Protected Structures
attached to the County Development Plan and it is an objective to preserve the character and
setting of these buildings.
Gormanston Castle was, from the 14thcentury to the 1950s, the seat of the Preston family,
who managed to hold onto their estate lands through the centuries despite being staunch
Catholics. Gormanston Castle was built in 1786, on the site of a castle erected in 1372. The
head of the family is known as Viscount Gormanston, premier Viscount of Ireland. The
current holder of the title is Jenico Preston, 17th Viscount Gormanston who resides in London.
The family sold the castle in the 1950s, when it was acquired by the Franciscan Order of
Friars who then established a boarding school for boys in the grounds, known as Gormanston
College.
The group of passage graves on either side of the mouth of River Delvin known as the
Bremore/Gormanston group is believed by most experts on the passage grave culture in
Ireland to mark the arrival of that culture from the Iberian Peninsula and to be the precursor
of later developments such as the Newgrange cluster. Legend also associates the site with
the first landings of both St Patrick and Oliver Cromwell. The Gormanston area is
outstandingly rich in Neolithic artefacts and indeed those of all later periods.
During construction of a gas pipeline between the UK and Ireland, a 7 metre long prehistoric
dugout was found just offshore at Gormanston strand. Unlike other ancient Irish boats the
Gormanston boat seems to have been of outrigger construction.
There are also a number of archaeological monuments in the village environs which include a
church within the Gormanston College campus (SMRS Ref: ME028 019) and a Habitation Site
to the east of the village (SMRS Ref: ME028 051). It is an objective of this Development
Framework to preserve and protect these features.
Cromwell’s Avenue which extends from the main gates to Gormanston College in an easterly
direction appears to have been the approach route to the original castle. It is an objective of
this Development Framework to protect and maintain the view from Gormanston Castle along
this route. Any development within this area will have to have regard to the location and
setting of Cromwell’s Avenue within its design noting that the subject lands are included as
Phase II lands in the Order of Priority.
There are no Candidate Special Conservation Areas (c.SAC), Special Protection Areas (SPA) or
proposed Natural Heritage Areas (pNHA) within the development boundary of Gormanston.
However, the River Nanny Estuary & Shore SPA is located to the north east of the
development boundary.
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Development within the village should have regard to existing biodiversity within the
significant stretches of hedgerow present. New site development plans should include for the
preservation of natural features on the site, particularly trees and hedgerow, in the interests
of both visual amenity and biodiversity.
This Development Framework seeks to protect and enhance the existing built and natural
heritage of the village and will seek to ensure that all Government Guidelines are adhered to
when considering new forms of development.

09 Movement & Access

Gormanston consists of a linear development along the Village Road. It is connected to
Gormanston via the Gormanston Road which traverses across the M1 Motorway close to
Junction 7 which serves both settlements. The Village Road joins the R132 Regional Road at
the Huntsman Inn and a public bus stop is located on either side of the R132 at this location.
The village is connected to the Gormanston Army Camp via Camp Lane and is also connected
to the R132 via Martins Road and the Devlin Road to the south. The Delvin Road is part of a
staggered junction arrangement with the R132 with the other arm of this junction “Station
Road” serving the train station.
All of the roads within the village are rural, do not have footpaths or public lighting, are rural
in nature and are not heavily trafficked. However the R132 which travels adjacent to the
Gormanston Development Framework envelop and links Balbriggan with Drogheda carries
significant levels of traffic and poses a risk for pedestrians accessing the bus stop on the
R132 and train station to the east of the village.
The transport vision for Gormanston is to ensure that, where necessary, the use of private
vehicles is facilitated in an efficient and equitable manner whilst encouraging the use of more
sustainable modes of transport including pedestrian and cycle movement.
In order to achieve this vision it will be necessary to provide for the improvement in
pedestrian and cycle facilities and traffic movement at appropriate locations within the village.
Gormanston has been provided with pedestrian and cycle links to Stamullen which has been
welcomed.
Gormanston is currently served by the 101 bus service by Bus Éireann. This service operates
from Talbot Street in Dublin city centre to the Bus Station in Drogheda, via Swords,
Balbriggan and Julianstown. The 100 and 100X service which include access to Dublin Airport
from Drogheda also serve Gormanston. The village is also served by the Gormanston Train
Station to the east of the village. The station is served by the Dublin – Belfast commuter
service with Pearse Station in Dublin the capital hub. The station car park has been renovated
in the recent past and provides space for 137 no. cars. However, the introduction of paid
parking in this station has resulted in cars parking along Station Road causing inconvenience
for residents and those seeking to access the beach at Gormanston.
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Strategic Policies
SP 1

To promote the development of Gormanston as a compact settlement with a
pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities necessary to sustain the local community.

SP 2

To protect the character of the village through the provision of appropriate infill
development which has regard to the scale, character and amenities of the
village.

SP 3

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the development
needs of the village within this Plan period. However, the Council
acknowledges that there are significant constraints on the capacity of the
existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Gormanston in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (G1 “Community Infrastructure” land use zoning objectives refer) as
identified on the land use zoning objectives map, any significant extensions /
change of use / reconstruction shall be subject to an appropriately detailed
Flood Risk Assessment in line with the policies (WS POL 29 - 36) contained in
Volume I of the County Development Plan.

Land Use
LU POL

To encourage the development of commercial development as part of an
integrated development on the lands identified with an A2 “New Residential”
(Phase I) land use zoning objective on the land use zoning objective map.
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Community Facilities and Open Spaces
CF POL

To protect the sites of existing facilities and support their further development
and expansion.

Urban Design
UD POL

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

Movement and Access
MA POL

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

Objectives
Flood Risk
FR OBJ

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Delvin.

Heritage
HER OBJ 1

Trees, woodlands and hedgerows to be preserved:
1. Trees in the grounds of Gormanston College.
2. Trees along the area known as Cromwell’s Avenue.
3. Trees and woodland area to the north of the Delvin River.

HER OBJ 2

Views to be preserved:
1. Views from Cromwell’s Avenue west towards Gormanston Castle.
2. Views from Gormanston Castle east along Cromwell’s Avenue towards the
sea.

HER OBJ 3

To have regard to the bio-diversity value of existing
hedgerows in areas that are liable to be developed.

trees and

Movement and Access
MA OBJ 1

To continue to improve linkages between Stamullen and Gormanston.

MA OBJ 2

To provide and/or upgrade footpaths within the development boundary. Any
footpaths connecting Gormanston to the coast shall be subject to Appropriate
Assessment.

MA OBJ 3

To seek to provide public access to land which has been identified with an F1
“Open Space” land use zoning objective.
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Julianstow n W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites
Strategic
Flood
Risk
Assessment
(SFRA)

Julianstown
Village - Local centre for services and
local enterprise development
Level 5 retail centre
616
21
24 No. Units
National School
1 no. Church & 1 no. Community Hall.
River Nanny SPA
No SFRA required. No lands within
Flood zone A or B.

Goal

Julianstown will grow into an attractive, safe and sustainable village. Founded
on its rich history and ecology, it will be home to a vibrant, creative and
enterprising community, welcoming to all.

01 Village Context

Julianstown Village is a designated Architectural Conservation Area within Volume I of the
County Development Plan 2013-2019 and is situated within the Slane Electoral Area, to the
north east of County Meath along the R132 (former N1 National Primary Road). It is located
approximately 8 kilometres to the south of Drogheda and 5 kilometres to the north of the
former Mosney Holiday Camp.
The village originally developed at a crossing point on the River Nanny and consisted of a
cluster of mixed development at this location which included residential and commercial uses
as well as a former Barracks. The National School was, and remains located to the south of
the village core at Whitecross.
Julianstown has become a popular location for commuters to Dublin, Drogheda and Dundalk
and has seen a population increase of 46% between the years of 2002 and 2011. This has
resulted in an increase in residential development to both the northeast of the village core
and the southeast at Whitecross. It is an objective of the County Development Plan to curtail
this form of unsustainable development as per Section 3.4.6 and promote a more sustainable
level of growth within commuter villages such as Julianstown.
Development within Julianstown needs to be consolidated and growth should be directed to
appropriate locations within the village envelope. The village should grow in a more
sustainable manner than that experienced over the last decade in order to conserve and
enhance the established natural and historical amenities of the village and its intrinsic
character.
In order to facilitate the delivery of the shared vision for Julianstown, land use, movement
and access and natural and built heritage strategies have been identified. The land use
strategy for Julianstown seeks to accommodate modest levels of population growth in
accordance with the levels of growth provided for in Table 2.4 (Core Strategy) of the County
Development Plan and to provide for ‘distinctive quality driven residential development and
essential local commercial and community facilities’.
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02 Water and Wastewater Services

Julianstown is currently served by the East Meath Regional Water Supply Scheme (RWSS).
The River Boyne at Roughgrange is the main source for the East Meath RWSS. The water is
then treated at Staleen waterworks and is distributed to the Julianstown area via Kiltrough
Tower reservoir. The commissioning of the Dunshaughlin water treatment plant in April 2012
has reduced the demand on the East Meath Regional Water Supply by c. 500cu.m/day hence
freeing up capacity to help supply this area. Notwithstanding the foregoing and progress
made in relation to water conservation measures, there is limited available capacity in the
scheme and ensuring security of supply to Julianstown is an ongoing challenge.
Waste Water is treated at Drogheda Waste Water Treatment Plant. There is an agreement in
place between Louth County Council, Drogheda Borough Council and Meath County Council
for the sharing of both water supply and wastewater treatment infrastructure. An upgrade of
this plant provided a total capacity available to Meath County Council of 27,500 Population
Equivalent (PE). There is currently an availability of 10,500 PE.
All development proposals shall be considered in the context of the available waste water and
water supply capacity.

03 Land Use

The principal land uses in Julianstown comprise of residential development served by a
limited range of local and community facilities. The lack of commercial and employment
opportunities have been identified in Section 5. Residential development as outlined in
Section 4 below has largely taken the form of low density residential estates, with houses
being set in single plots with front and back gardens. This has caused the village to sprawl
outwards from its core.
New residential development has not been accompanied by the provision of the necessary
employment, retail and community facilities required to serve a growing community. There is
a significant need to create additional employment within Julianstown in order to reduce the
level of commuting from the village and provide for a more sustainable community.
Lands have been identified within the core of the village for B1 “Village Centre” land use
zoning objective and will seek to address the lack of service and employment provision within
the village, while residential need will be catered for within the sites identified in both the
village core and to the south east of Whitecross National School to the east of St. Patricks
Villas.
The lands surrounding Ballygarth Castle have been identified with a H1 “High Amenity” land
use zoning objective which acknowledges the special natural and built landscape features at
this location. However, it shall remain an objective to develop an integrated tourism and
leisure development whilst seeking to protect the special character and setting of the Castle
and the other Protected Structures / attendant buildings subject to the preparation of a
Design Statement and Conservation Assessment pursuant to LU OBJ. An Appropriate
Assessment shall also be required having regard to the inclusion of part of the Framework
Plan Area in the River Nanny Special Protection Area.

04 Residential Development

Julianstown has experienced significant residential growth relative to its size in recent years
as a result of its location within close proximity to the Greater Dublin Area and to Drogheda.
Recent residential development consists mainly in the form of suburban semi detached and
detached dwellings within medium sized housing estates. Development has occurred to both
the north and south of the Village centre.
Traditionally, development within the village occurred within the core at the River Nanny
extending in a linear form along the approach roads. However development pressure has
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resulted in the village development boundaries extending to the north of the River Nanny and
to the south east of Whitecross National School. Pedestrian connectivity from these
developments to the village core, sporting facilities and local school is adequate with the
exception of a missing section of footpath from St. Marys Church to the National School to
the north of the Ballygarth Road.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 24 no. units to Julianstown over the 2013-2019 period. There is also a recent
extant planning permission for 21 no. units accessed off the former R132 which is now a cul
de sac 1. The Core Strategy of this County Plan seeks to permit a moderate rate of residential
expansion within the village over the Plan period. Future development and growth will need
to take account of the village’s ability to grow in a sustainable manner without causing
unacceptable impacts upon the surrounding environment. This Development Framework
endeavours to facilitate well designed, sustainable new residential communities in order to
promote the efficient use of land and of energy, to reduce pressure for one-off housing on
rural lands, and to enhance the character of Julianstown and make provision for future
community infrastructure for the village.
The amount of allocated units results in a requirement for 1.2 hectares of land to be
identified for residential land use purposes on the basis of 20 no. units per hectare. In the
East Meath Local Area Plan (2005), a site extending to 0.85 hectares was identified for
residential development to the south of the Laytown Road (R150). However, having regard to
the sensitive setting of this site, it was an objective of the previous East Meath Local Area
Plan to permit only one dwelling at this location. This objective is considered reasonable and
shall be retained. The remaining lands which are identified for A2 “New Residential” and B1
“Village Centre” land use zoning objectives are available for development and are considered
sufficient to cater for the projected number of dwellings required over the life of the County
Development Plan. There is no requirement to identify an Order of Priority in relation to the
release of lands for residential purposes in the Julianstown land use zoning objectives map.

05 Commercial, Economic and Retail Uses

Julianstown is identified as a Level 5 retail centre in the County Retail Hierarchy. Commercial
facilities in the village are limited to the existing public house (The Julianstown Inn) on the
Drogheda Road (R132) which is presently closed. The Old Mill Hotel stands at the junction of
the Duleek and Drogheda roads (R150 & R132 respectively) and is currently derelict following
a fire. Having regard to the level of residential development in Julianstown, it is apparent that
there is a significant lack of commercial and retail uses within the village to cater for the
current and future population of the area. The village is served by convenience stores located
on the R132 included as part of petrol filling stations.
However, it is considered that there are adequate lands identified for B1 “Village Centre” land
use zoning objective within and adjacent to the core of the village to cater for the existing
and future needs of the community. The development of these key sites is also essential for
the improvement of the visual amenity of the village core.

06 Community Facilities & Open Spaces

Current community facilities in Julianstown include the Churches, Whitecross national school,
community centre and Julianstown Golf / Pitch & Putt facility. Meath County Council will
support the expansion of these facilities as necessary to serve the existing and additional
population in the area. Additional land has been zoned around the Whitecross national school
to allow for the extension of the school in the future should such a need arise. The school has
been extended through the use of prefabricated structures in the past however there is an
intention to provide a more permanent solution to the accommodation requirements for the
It is noted that the corresponding figure in Table 2.5 of Volume I of the County Development Plan is
12 no. units. It is considered that this is a typographical error.
1
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school, in the near future. There are sufficient lands available within the school site to
accommodate these works.
The River Nanny passes through Julianstown. This area is designated as a Proposed Natural
Heritage Area (pNHA) and has the potential to act as an amenity space for the village. The
Development Framework proposes to develop a walkway along the River subject to an
ecological assessment being carried out. A significant area of land has been identified for the
provision of integrated tourism / leisure facility to the east of the development boundary at
Ballygarth Castle.
It is an objective of this Development Framework to seek the provision of appropriately
designed open spaces with any new development in the village.

07 Urban Design

The first historical references to the parish of Julianstown date back to the Norman era of the
12th Century, although evidence points to human activity dating back much further. This
includes references to a battle in the year 852 involving the local Cianachta clan.
The history of Julianstown is intrinsically linked to the River Nanny, both as a crossing point
and a resource for industrial activity. In 1641 the village’s bridge was chosen by Colonel
Plunkett as the ideal location at which to ambush a contingent of government troops on their
way to reinforce a besieged Drogheda. This bloody episode is now commemorated by a
plaque on the current Bridge.
The River Nanny is also thought to have had 14 mills located along its length. The most
evident of these today is a corn mill beside the bridge, which was converted into a hotel.
Further downstream, the ruins of a limekiln are also a reminder of the brickworks that once
operated in the area.
The village grew in close relationship with three nearby estates of Dardistown, Moymurthy
and Ballygarth. It consisted of few houses and a traveller’s inn along the road, then growing
in the late 19th and early 20th centuries to include the 6 Swiss cottage style houses, Garda
station and courthouse. A more recent spell of growth in the late 20th and early 21st centuries
has resulted in the village we see today.
Julianstown has experienced a significant expansion in the amount of residential dwellings in
a relatively short period of time; these developments have been primarily of a suburban
typology. While this new housing stock in Julianstown may be considered to be generally of a
good quality, the suburban layouts are disjointed in terms of location and result in a weak
urban form. This approach to residential development has created segregation between the
housing estates, school and former commercial developments.
Julianstown is a village with many qualities in terms of local distinctiveness and character that
must be both preserved and enhanced. The redevelopment of the Old Mill Hotel site at the
junction with the Duleek and Drogheda Road has the potential to make a significant
contribution to the visual amenity and vitality of the village core. The redevelopment of this
site is vital to the overall improvement of the visual and residential amenity of this area.
A substantial amount of the village centre is located within an Architectural Conservation Area
(ACA) and this recognises the special significance of the built heritage which characterises
Julianstown. Care must be taken with regard to any future proposals in this area. Information
on ACAs is set down in section 9.6.12 of this County Development Plan. Further information
on Julianstown ACA is detailed in the Character Statement which is available on the Council’s
website (www.meathcoco.ie). The best method of conserving historic buildings is to keep
them in active use. While a degree of compromise will be required in adapting a protected
structure to meet the requirements of modern living, it is important that its special interest is
not damaged.
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Infill and new proposals must offer high quality designs. The rooflines and elevations of new
buildings should be sympathetic to traditional proportions and established patterns of roof
pitch within the streetscape. Materials should also be traditional to the local area where
appropriate and high quality finishes shall be insisted upon. The reversal of previous
inappropriate alterations will also be encouraged. Contemporary design will be considered on
a case by case basis and shall be analysed in the context of a particular site. Re-development
of backland areas must be appropriate in character and scale with the village. Plot widths
should respect established properties and a co-ordinated approach, should be employed to
maximise the benefit of a single access. Section 11.1.7 and the Meath Rural Design Guide set
down in this County Development Plan deals with Urban Design and Architectural Features.
This Development Framework aims to promote the development of a high quality, well
designed, well landscaped and appropriately scaled environment that is in keeping with the
existing character, amenity, environment, heritage and landscape of the village. The design
of new development should be responsive to its contextual surroundings and interact
appropriately between settlement and landscape always aiming to enrich the existing
qualities of the village. Redevelopment of the Old Mill Hotel site should have specific regard
to the setting of the terrace of Swiss Cottages to the east of the R132 which are included
with the Record of Protected Structures contained within the County Development Plan. High
quality design, appropriate use of materials and quality layout will be essential in order to
ensure that new development contributes positively to Julianstown and helps to create an
attractive and sustainable settlement.

7.1 Julianstown Village Design Statement

A Village Design Statement (VDS) is a non-statutory local development framework, compiled
by the local community to establish a vision for the future of their village. The Julianstown
VDS was the National Pilot for the Heritage Council’s National Village Design Programme II,
and was community led, in collaboration with the Heritage Council and Meath County Council.
Through the process of the VDS, an Action Plan was formulated, and the community is
progressing a number of those actions.
The analysis undertaken as part of the Julianstown VDS concluded that:

Julianstown has a wealth of qualities that must be retained and enhanced. These
include buildings and structures of historic or architectural significance (including the
Old Mill in need of urgent action), a strong landscape character of river and valley
and a combination of the above to create a unique urban form. However, analysis
suggests that Julianstown is unsustainable in its present form because of a limited
ability to support local amenities and employment; lack of a centre around which
such amenities can be focussed; an unacceptable impact of traffic on environmental
quality and safety and poor pedestrian and cycle linkages related to the above.
The vision contained in the VDS emerged as a result of extensive consultation with the local
residents / community groups and has been used as the vision of this Written Statement.
3 aims and a series of accompanying objectives set in place how the vision for Julianstown
will be realised. They are accompanied by the Village Design Concept which provides the
framework by which principles and projects are identified.
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Figure 1 : Julianstown Village Design Concept

Table 1: Aims and Objectives
Aims
1. To protect and enhance Julianstown’s
distinctive identity through its buildings,
structures and landscapes.

Objectives
•

Conservation / Restoration.

•

Public Realm and Space Enhancement.

•

Management of New Development.

2. To
develop
Julianstown
into
a
sustainable village with the amenities
and quality of environment its
community desire.

•

New appropriately designed housing.

•

Comprehensively tackling traffic issues.

•

Interconnection of parts of the village.

•

Introduction
facilities.

3. To bring a social and economic vitality
back to Julianstown.

•

Development of a strong, mixed use
village centre.

•

Attraction
of
employment.

of

new

amenities

investment

and

and
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Table 2: Principles and Projects
Principles
1. Define and celebrate
points to the village.

entrance

Projects
1. Public art at main road entrances to village,
signage to attract tourism.

2. Communicate the identity of
Julianstown in a co-ordinated way.

2. Co-ordinate all signage
signage strategy.

after

agreeing

a

3. Reduce traffic volume and speeds.

3. Develop a Julianstown brand and logo.

4. Improve facilities for pedestrians
and cyclist.

4. Lobby for long term by pass or another
untolled exit from M1 Motorway.

5. Transform the character from
roads to street, via building
frontages and streetscape design.

5. Implement concentrated traffic calming.
6. Streetscape – Implement footpaths and
lighting along roads, making a central feature
of the Old Bridge.
7. Explore HGV ban.

It is a policy of the County Development Plan (ED POL 41 refers) to facilitate and support the
implementation of Village Design Plans whilst ensuring that such plans are consistent with
town or village development objectives contained in the County Development Plan. The
Julianstown Village Design Statement has informed the preparation of this Development
Framework and shall contain an objective seeking to implement the recommendations of the
Village Design Statement.

08 Heritage

Julianstown nestles in the valley of the River Nanny as the watercourse makes its way to the
Irish Sea at Laytown. Much of the village’s character stems from this pronounced topography,
with nearby fields and the river floodplain clearly visible as the main road dips either side to
meet the bridge. The character of the village is therefore intrinsically linked to its landscape
setting, sense of place and cultural heritage.
The area is rich in ecological and historical value with a designated proposed Natural Heritage
Area within the river flood plain and numerous properties included within the Record of
Protected Structures of the County Development Plan.
There are also a number of archaeological monuments in the village environs which include a
Souterrain (SMRS Ref: ME028 022) to the west of the village core and a Stone feature (SMRS
Ref: ME028-001002), Font (SMRS Ref: ME 028 001001), and church (SMRS Ref: ME 028 001)
to the north east of the Laytown Road. It is an objective of the County Development Plan
Volume I to preserve and protect such features.
There are no Special Areas of Conservation (SAC) within the village. The River Nanny SPA
commences at Laytown coast and continues into the wetlands area of the floodplain to the
north east of the village development boundary. The floodplain of this river is also a proposed
Natural Heritage Area which is reflected in the zoning objective for the area. With plentiful
naturalised areas, Julianstown has good ecological value and high local biodiversity. Its
vegetated river banks are home to many species of bird, such as Kingfisher and Grey Wagtail,
and its relatively clean waters host Mullet and Trout. As such, it is designated as a Special
Area of Conservation (SAC).
Julianstown contains several mature and attractive trees which define the landscape setting
of the village and in particular the river flood plain. These trees are identified to be protected
within the land use zoning objectives map of this Development Framework.
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The natural and built heritage strategy seeks to ensure that a green edge is established
surrounding the built up area of Julianstown and that the visual impact of new development
is ameliorated by landscaping proposals to repair and enhance the landscape structure of the
village. These proposals shall include objectives for existing and new boundary treatments.
This Development Framework seeks to protect and enhance the existing built and natural
heritage of the village and will seek to ensure that all Government Guidelines are adhered to
when considering new forms of development.

09 Movement & Access

Julianstown is situated at the cross roads of the R150 and the R132 (former N1 until the M1
Motorway opened in 2003) which are heavily trafficked commuter routes. The M1 is accessed
via Junction 7 to the south of Julianstown. Traffic volume and speed is a continuing issue
within Julianstown given its strategic positioning in the County. It is considered that the
majority of residents in Drogheda and the coastal strip of Meath enter and exit the M1
Motorway at Junction 7 to the south of Julianstown in order to avoid payment of the toll. The
village has not benefitted from the opening of the M1 Motorway to the extent which would
have been expected and traffic volumes are considerable in both directions daily inclusive of a
significant absolute HGV content. It is noted that the recorded Average Annual Daily Trips on
the R132 south of Julianstown is 18,855 with 3.1% of HGV content. Furthermore, any future
growth of Drogheda, Laytown & Bettystown will further increase the pressure on the roads
which pass through the village. It is imperative that a solution is found to alleviate the extent
of traffic volumes through the village and seek to transform the R132 from a roadway to an
urban street.
The transport vision for Julianstown is to ensure that, where necessary, the use of private
vehicles is facilitated in an efficient and equitable manner whilst encouraging the use of more
sustainable modes of transport including pedestrian and cycle movement.
In order to achieve this vision it will be necessary to provide for the improvement in
pedestrian and cycle facilities and traffic movement within the village. The provision of
pedestrian and cycle links from existing residential developments to the village core will be a
priority of this Development Framework.
Julianstown is currently served by the 101 bus service by Bus Éireann. This service operates
from Talbot Street in Dublin city centre to the Bus Station Drogheda, via Swords, Balbriggan
and Julianstown. The 100 and 100X service which include access to Dublin Airport from
Drogheda also serve Julianstown.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.

SP 3

To address traffic problems on the R132 Regional Road through Julianstown.
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Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the village within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity
of the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Julianstown in line with policies
WS 29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (B1 “Village Centre” land use zoning objectives refer) as identified
on the land use zoning objectives map, any extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

Commercial, Economic and Retail Uses
CER POL 1

To consolidate the central area of the village for commercial uses.

CER POL 2

To improve the vitality and viability of Julianstown’s Village Centre area as
the focus of all commercial and retail activity, in order to ensure both a
mixture and variety of local shopping to serve the shopping needs of the
local community.

Community Facilities and Open Spaces
CF POL 1

To support the provision and even distribution of a range of social
infrastructure facilities to meet the needs of Julianstown in liaison with other
statutory, voluntary, and community groups.

CF POL 2

To protect the sites of existing facilities and support their further
development and expansion.

Urban Design
UD POL 1

To preserve the character of the village by requiring that the height,
scale, and design of any proposed development within the village should
complement the character of the village and its open space, and not diminish
its distinctiveness of place.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

UD POL 3

To enhance landmark/focal points in Julianstown by supporting the
redevelopment of neglected sites and obsolete areas, and in particular the
Old Mill Hotel.

164

Volume 5
UD POL 4

Julianstown Written Statement
To improve street finishes, footpaths and the public domain.

Village Design Statement
VDS POL

To facilitate and support the implementation of the Julianstown Village
Design Plan.

Heritage
HER POL 1

To protect wildlife corridors including rivers, watercourses, trees and hedgerows
within the development envelop.

HER POL 2

To have regard to the bio-diversity value of existing
hedgerows in areas that are likely to be developed.

trees and

Movement and Access
MA POL 1

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 2

To require screened parking in the village centre.

MA POL 3

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

Objectives
Flood Risk
FR OBJ

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Nanny.

Land Use
LU OBJ

To facilitate an Integrated Tourism/Leisure development at Ballygarth Castle
and to conserve and protect the special character and setting of Ballygarth
Castle, associated buildings and attendant grounds.
To give effect to this objective, Meath County Council shall require the
submission of the following with any application for development within
lands at Ballygarth Castle:
• An assessment prepared by a suitably qualified conservation architect
which concludes that the proposed development is sited and scaled such
that it ensures that the character and integrity of this sensitive designed
landscape is respected and not adversely impacted upon. It is advisable
that the opinion of the Department of Arts, Heritage & The Gaeltacht is
sought in advance of lodging this assessment as part of a planning
application;
• Proposals for the accessing of lands which shall include an appropriate
traffic impact assessment in adherence to the requirements of Volume I
of the County Development Plan;
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• Proposals for piped water services;
• A Design Statement outlining the evolution of the design process for the
proposed development. An emphasis on exemplar sustainable design and
aesthetic quality shall be required.
• Mobility Management Plan for the development.
Any development within the subject lands shall be subject to the carrying
out of an Appropriate Assessment pursuant to the Habitats Directive
ensuring that the proposed development will not adversely impact upon the
qualifying interests of any Natura 2000 site.

Heritage
HER OBJ 1

To protect the following trees, woodland and hedgerow within the village as
identified because of their amenity value:
1. Trees along the southern bank of the River Nanny west of the bridge.
2. Trees and hedgerow along the northern side of the Nanny valley to the
rear of the existing row of houses fronting onto the old Laytown Road.
3. Woodlands to the south of the National School adjacent to the R132
(subject of Tree Preservation Order Reference in Planning Register 1/77).
4. Trees and woodlands in the Nanny Valley.
5. Trees and woodlands within the lands zoned H1 around Ballygarth Castle.

HER OBJ 2

To preserve the following views from development which would adversely
impact upon their setting and appreciation:
1. Views from the R150 (Laytown Road) south over the Nanny Valley
towards Ballygarth Castle demesne.
2. Views from Ballygarth Manor north over the Nanny Valley to the Church of
Ireland.
3. Views from the R132 east over the Nanny Valley.
4. Views from the bridge along the R132 east of the Nanny Valley.
5. Views from the bridge along the R132 west along the Nanny River.
6. Views from Ballygarth Castle north over the Nanny Valley and to the
Church of Ireland.

HER OBJ 3

To provide screen planting to the existing wastewater pumping station.

Movement and Access
MA OBJ 1

To investigate the effectiveness of, and if appropriate, progress the
implementation of, traffic management and traffic calming options and
environmental measures through Julianstown village, in conjunction with the
National Roads Authority, Department of Transport, Sport and Tourism and
the National Transport Authority with a view to providing an enhanced and
safer environment for the village.

MA OBJ 2

To improve linkages along the R150 between Julianstown and Laytown
including investigating the improvement of cyclist and pedestrian
connectivity and facilities between both centres.

MA OBJ 3

To improve linkages along the R132 between Julianstown and Drogheda.

MA OBJ 4

To provide and/or upgrade footpaths within the development boundary.
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To facilitate the provision of a riverside walk from the village centre to the
grounds of Ballygarth Castle. All proposals are likely to require a 10m buffer
zone from the river in order to protect the natural heritage.
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K entstow n W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites
Strategic Flood Risk Assessment
(Meath County Development Plan 2013
– 2019)

Kentstown
Village - Local centre for services and
local enterprise development
Level 5 retail centre
1,099
7
60 No. Units
National School
2 no. Churches, Montessori school and
national school
River Nanny SPA
No SFRA Required
Implement Flood Risk Management
policies from CDP.

Goal

To protect the scale, character and the built and natural heritage of the village by
encouraging development which will improve the character and structure of the
village core and the social and physical infrastructure in the village.

01 Village Context

Kentstown is located to the east of County Meath, 3.5km west of the N2. It is located circa
12km from Slane, 11km from Navan and 18km from Ashbourne. Kentstown is ranked as a
‘village’ in the County Settlement Hierarchy as set out in the County Development Plan 20132019. The village functions primarily as a residential centre and has a limited service role.
The village is a relatively small one and is characterised by recent ribbon development and
relatively large scale residential developments. The population of Kentstown has grown from
a population of 355 in 2002 to 1,099 in 2011; a population increase of 210%. The village
developed largely as a commuter/ dormitory centre due to its strategic location between the
N2 and N3 and has a limited commercial or service function. Future development needs to be
consolidated and growth directed to appropriate locations within the village envelop, allowing
more sensitive areas and landscape features to be protected from undesirable development.
The village should grow in a more sustainable manner than that experienced over the last
decade. The statutory land use framework for Kentstown promotes the future development of
the village in a co-ordinated, planned and sustainable manner in order to conserve and
enhance the established natural and historical amenities of the village and its intrinsic
character.
In order to facilitate the delivery of the vision for Kentstown, land use, movement and access
and natural and built heritage strategies have been identified. The land use strategy for
Kentstown seeks to accommodate more modest levels of population growth in accordance
with the levels of growth provided for in Table 2.5 (Core Strategy) of the County
Development Plan and to provide for ‘distinctive quality driven residential development and
essential local commercial and community facilities’. In addition, the land use strategy seeks
to provide employment opportunities for expanding the employment base of the village and
to ensure that adequate provision is made for appropriate commercial, community and
educational facilities to serve existing and future residents.
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02 Water and Wastewater Services

The Village is currently served by Kentstown waste water treatment plant. This plant has
been designed to cater for a design capacity of 600 population equivalent (PE) and there is
currently limited capacity available. There are no immediate plans to upgrade the waste
water treatment plant; however this would be desirable in order to facilitate future
development in the area.
The public water supply in Kentstown is served by the East Meath Water Supply Scheme.
There is a total capacity to cater for 500 PE. There is currently limited capacity available; an
upgrade of this supply to increase capacity would be desirable.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Kentstown and the
realisation of the household allocation from the Core Strategy may not occur until the water
services constraints have been remedied.

03 Land Use

Residential development has largely taken the form of low density residential estates, with
houses being set in single plots with front and back gardens. This has caused the village to
sprawl outwards from the crossroads at its core. Other than residential land use which
predominates, the other uses in Kentstown comprise of limited local service, community,
educational and employment uses. The commercial and employment uses are discussed in
Section 5.0.
The new residential development has not been accompanied by the provision of the
necessary commercial, retail and community facilities required to serve a growing community.
The village currently only supports a single public bar (Maguire’s Bar & Lounge) which
functions as a key landmark in the centre of the village. As the village does not have a
community centre or any form of youth facilities, the pub tends to function as the village’s
only real community meeting point.
Adjoining the pub to the rear is a small grocery store which provides every day necessities.
Both the pub and grocery store share a surface car park, which also accommodates some
recycling facilities – some bring banks and clothing recycling facility. In addition to this,
Kentstown has a Montessori School which is located just southeast of the pub and shop,
adjoining Churchfields residential development.
The land use strategy for Kentstown aims to address the identified imbalance by only zoning
sufficient lands to accommodate the projected household allocations as contained in the Core
Strategy. In order to provide sustainable development, new development in Kentstown
should contribute towards maintaining a compact settlement. This is reflected in the location
of zoned lands as set out in this Development Framework.
The existing residential zoned lands to the north west of the existing Glasheen Estate are
sufficient to cater for the future needs of the area over the life of the Development Plan. The
existing village centre facilities and uses land use zoning objective at the village cross roads
will provide additional street frontage at this location improving upon the current public realm
within the village core.

04 Residential Development

Kentstown has experienced considerable development pressure in recent years as a result of
its location within close proximity to the Greater Dublin Area and Navan. The settlement has
developed along the 5 roads which converge at this junction rather than in a concentrated
manner, around a defined village core. The majority of recent developments have been along
the approach roads leading to the village centre. Pressure for more suburban forms of
residential development has increased significantly bringing with it a number of changes to
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the local community and character of Kentstown. Residential development in Kentstown has
taken place without commensurate development in community and social infrastructure.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 60 units to Kentstown over the 2013 – 2019 period. There is an extant planning
permission for 7 no. units adjoining the entrance to the Slan Duff View housing development
which is identified on the land use zoning objectives map.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 60 no. units provided for under the Core Strategy. This followed the carrying out
of an examination of the lands previously identified for residential land use in the 2009
Kentstown Local Area Plan and still available for development. The lands which have been
identified for residential land use arising from this evaluation largely arise following the
application of the sequential approach from the village centre allied to topographical
considerations. A site with an area of 3.5 hectares has been identified east of Slane Duff View
and west of Glasheen. Meath County Council is satisfied that sufficient lands have been
identified to accommodate the household allocation of 60 no. units. All other lands are
identified as a Strategic Reserve and are not intended for release within the life of this County
Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.
The Core Strategy of this County Development Plan seeks to permit a moderate rate of
residential expansion within the village over the Plan period. Future development and growth
will need to take account of the Village’s ability to grow in a sustainable manner without
causing unacceptable impacts upon the surrounding environment. This Development
Framework endeavours to facilitate the continued growth of well designed, sustainable new
residential communities, which are integrated with the existing Village’s built environment.
This Development Framework will endeavour to ensure that new development contributes
towards the consolidation of the village rather than its continuous outward spread, in order to
promote the efficient use of land and of energy, to reduce pressure for one-off housing on
rural lands, to minimise unnecessary transport demand, encourage walking and cycling and
to enhance the existing built environment; and to enhance the character of Kentstown and
make provision for future community infrastructure for the village commensurate with the
scale of the local population.

05 Commercial, Economic and Retail Uses

Kentstown is identified as a level 5 retail centre in the County Retail Hierarchy. Kentstown
does not have a defined village centre and has a limited range of retail and business services,
primarily one local convenience shop and one public house. Employment uses include the
local services mentioned, Reilly Agri Plant Sales and Hire and Kilmore Car Sales are located on
the opposite side of the village crossroads fronting the Navan Road (R153) and Evan’s
Coaches, which is located off the main road. A site has been identified at the crossroads to
accommodate village centre facilities and uses.
The potential of Sommerville Demesne from a tourism perspective would encourage further
tourism related facilities in Kentstown.
Meath County Council has identified lands for employment generating uses in this
Development Framework to the south west of the village including the former furniture
factory accessing onto the Legnanara Road. The site is being identified with an E2 “General
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Enterprise & Employment” land use zoning objective. It is considered that any application for
development on the subject lands shall be accompanied by a Framework Plan which has been
agreed in writing with the Planning Authority in advance. The Framework Plan shall
demonstrate the manner in which the proposed scheme successfully addresses the issues
raised by An Bord Pleanála in previous applications. Meath County Council has included 2.7
hectares within Phase I and a further 3.25 hectares in Phase II. The Framework Plan shall
extend to both Phases.
Furthermore, it is considered that the provisions of ED POL 19 would be applicable on the
approach roads into the village should such a need arise. ED POL 19 seeks to support rural
entrepreneurship and the development of micro businesses (generally less than 10 no.
employees) in rural areas where environmental and landscape impact is minimal and such
developments do not generate significant or undue traffic.

06 Community Facilities & Open Spaces

There is one primary school located adjacent to the village development boundary along the
R150 to the north east of the village. Meath County Council is satisfied that adequate
provision has been made in the land use zoning objectives to cater for the expansion of the
national school and accommodating the projected growth in the local population arising from
this Development Framework. The nearest secondary school is located at Navan.
Sensechalstown GAA pitch serves the Kentstown parish and is located outside of the
development boundary circa 6km to the north of the village. Moore Park Golf club also serves
the local area and is located on the R153 to the west of the village. Kentstown Rovers FC
soccer club and Knockharley Cricket Club are both located in close proximity to the village.
Kentstown has a limited level of community facilities and amenities in relation to the
population that resides there.
The existing level of civic and community facilities is insufficient to cater for the Village’s needs
having regard to the population now resident. It is therefore essential that sufficient
community facilities are established, catering for all age groups. A community hall with
meeting rooms where various events, functions etc can be hosted is seen as a prerequisite to
allow a place where the community can meet. Sufficient lands have been reserved for open
space to accommodate both existing and proposed future populations. The provision of a
playground to serve the young population of this village is urgently required.

07 Urban Design

The village is linear in character having been developed around crossroads at the junction of
the R150 and R153. Kentstown does not have a defined village centre. This Development
Framework aims to promote the development of a high quality, well designed, well
landscaped and appropriately scaled environment that is in keeping with the existing
character, amenity, environment, heritage and landscape of the village. The design of new
development should be responsive to its contextual surroundings and interact appropriately
between settlement and landscape always aiming to enrich the existing qualities of the
village. High quality design, appropriate use of materials and quality layout will be essential in
order to ensure that new development contributes positively to Kentstown and helps to
create an attractive and sustainable settlement.
The Village Design Strategy for Kentstown seeks to ensure that all new development in
Kentstown is carefully thought out and planned to facilitate the provision or improvement of
key infrastructure or community facilities (e.g. extension/provision of footpaths, cycle routes
and public lighting). It promotes the use of design principles and approaches that seek to
create a high quality built and natural environment that are appropriate to the context and
landscape setting of Kentstown.
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08 Heritage

The landscape area in which Kentstown is situated is generally characterised by rolling
drumlins interspersed with numerous large estates and associated parkland. Some distance to
the west of the village is Sommerville Demesne which includes the large late Georgian house
which gave rise to Kentstown village.
The River Nanny flows to the south of the village providing amenity for walkers and anglers.
However the river runs along the village's southern development boundary where the
topography of the landscape rises and as such the river is not instantly visible from the
village. The development which has occurred in Kentstown has not encroached on the river
corridor thus ensuring the protection and enhancement of the River Nanny corridor and the
natural habitats contained therein.
In Kentstown there are a number of attractive mature trees, both broadleaved copses and
rows of pines that contribute much to the natural heritage and character of the area. These
are primarily located within the church grounds of both St. Mary’s Roman Catholic Church (or
Church of Assumption) in the village centre and in the grounds of St. Mary’s Church of
Ireland on the Sommerville Road. Retaining and protecting these trees is important and will
be provided for in this Development Framework.
The village boundary defines the outer limits for development within the village. Meath
County Council will seek to protect the natural and built environment of the village and will
resist proposals which would be likely to have an adverse impact upon the villages’
environment.
With the exception of the River Nanny which is a Special Protection Area (SPA) there are no
other existing or candidate Special Areas of Conservation (SACs), proposed Special Protection
Areas (SPA’s) within the immediate vicinity of Kentstown. There is a proposed Natural
Heritage Area (pNHA) known as Balrath Woods located approximately 0.7km to the northeast
of the village.
Kentstown contains several natural and built features worthy of protection. These features
include those contained on the Record of Protected Structures and those identified in the
Meath County Landscape Character Assessment. A number of sites of archaeological interest
within the village core have been identified on the Record of Monuments and Places. These
monuments include Saint Mary’s Roman Catholic Church and Saint Mary’s Church of Ireland
(SMRS ME032 005 & ME032 006 respectively).
There may also be undiscovered archaeology within the village which will need to be provided
for in the course of development.

09 Movement & Access

Kentstown has developed around a 5-arm road junction and each of these roads is
considered to be of a good quality. The junction of the R150 and R153 has been upgraded to
provide for a more user friendly arrangement. Nonetheless the junction remains a busy one
with traffic often travelling at speeds along the R153 between Navan and Ashbourne.
The present paths are well established and need only minor upgrading and maintenance.
Public lighting and good surfaces are essential to ensure their safe use. Meath County Council
will also seek to provide for the extension of footpaths and public lighting to the development
boundaries on all public roads. This should occur concurrently with new development.
Consideration will also be given to the creation of cycle lanes which provide a further
alternative to cars.
Kentstown is currently served by a public transport service consisting of the 188 route which
links the village to Navan and Drogheda and the 107 route which links Kingscourt to UCD,
Belfield via Navan and Ashbourne.
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Strategic Policies
SP 1

To ensure that the growth and development of Kentstown shall be directed to
meet the needs of the local community and be in keeping with the existing
character, amenity, heritage and landscape of the village.

SP 2

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 3

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential P hase I I (P ost 2019)” are not available for
residential development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard.

Policies
Water and Wastewater Services
WWS POL 1

To actively pursue the provision of additional water supply for Kentstown to
serve the existing population and any increases during the lifetime of the
County Development Plan.

WWS POL 2

To pursue the expansion in capacity of the Waste Water Treatment Plant in
Kentstown in order to accommodate the current population and any
population growth expected to occur during the lifetime of the County
Development Plan.

WWS POL 3

To promote the provision of a sewer connection from the existing system
to Kentstown National School.
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Flood Risk
FR POL 1

To manage flood risk and development in Kentstown in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

RD POL 2

Where existing development to the east of the village envelop is at potential
risk of flooding (G1 “Community Infrastructure” land use zoning objective
refer) as identified on the land use zoning objectives map, any significant
extensions / upgrade shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

Land Use
LU POL

Investment in new or improved services in Kentstown shall be utilised
properly through the prioritisation of development that either re-uses
brownfield development and, such as sites in or adjoining the village centre,
or appropriately located backland sites. Development of such sites will be
subject to the relevant design standards and safeguards outlined in this
Development Framework, where the protection of existing residential amenity
will be paramount.

New Residential Development
RD POL

Future residential development should integrate visually with the existing
character of Kentstown.

Commercial, Economic and Retail Uses
CER POL

To cater for and allow the Village to expand on its current employment base.

Community Facilities and Open Spaces
CF POL 1

To retain existing community facilities and prevent change of use or
redevelopment, unless it can be clearly demonstrated that the facility is no
longer required and that the new use or development contributes to the
community needs of the village.

CF POL 2

To require as part of all new residential and commercial developments, and
in existing developments where appropriate, provision to be made for
facilities including community facilities and recreational facilities, and to seek
their provision concurrent with development. The Planning Authority shall
seek the efficient delivery of community and social facilities in Kentstown
commensurate with the needs of the resident population and that these
facilities are developed.

CF POL 3

To support the facilities of Kentstown Rovers A.F.C., its future upgrade,
expansion or relocation and its aim to have an all weather sports facility
located in Kentstown in order to provide an appropriate level of sports and
recreational facilities to service the needs of the local community.
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Urban Design
UD POL 1

To ensure that future residential development occurs in close proximity to
existing services and facilities.

UD POL 2

To encourage the reuse of existing buildings within the village in order to
revitalise the village core.

Heritage
HER POL 1

To protect and maintain the trees identified for preservation on the Land
Use Zoning Map and located in the grounds of St. Mary’s R.C Church (also
known as The Church of the Assumption) and St. Mary’s Church of Ireland.

HER POL 2

To conserve and enhance the amenity of the River Nanny in Kentstown
including the landscape, water environment and wildlife habitats and, where
consistent with this, to encourage increased public access and provision of
walkways.

HER POL 3

To co-operate with local community groups, interested parties such as Fáilte
Ireland, An Taisce, sports clubs and other appropriate organisations to
protect the recreational potential of the River Nanny and lands adjoining it
and to carry out appropriate developments where resources permit including
the laying out, upgrading or maintenance of walks, bridle paths, access
points, new access links and picnic sites in Kentstown, where no negative
impact to the natural environment is inflicted.

HER POL 4

To encourage the creation, development and maintenance of ecological
corridors, ecological stepping stones, green bridges, animal underpasses,
eco-ducts and culverts, where appropriate in Kentstown.

Movement and Access
MA POL 1

To consult with Bus Éireann and encourage the provision of a public bus stop
at Kentstown crossroad.

MA POL 2

To support the school where possible, in seeking to provide additional car
parking in the existing school site, in order to alleviate current parking/traffic
problems there.

MA POL 3

To require that cycle lanes be included in all new housing estates in
Kentstown.

Education
ED POL

To facilitate where appropriate the expansion of the Kentstown Primary
School as and when necessary to accommodate any growth in population.
While the primary school is located some distance outside the development
boundary of the village on unzoned lands, the Council will facilitate where
possible, the expansion of the existing school and its facilities on adjoining
lands, should this be required to accommodate any increases in enrolment
figures in the future.
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Public Lighting
PL POL

To review the current status of public footpath and public lighting provision
in Kentstown and to upgrade where necessary.

Electricity Transmission Infrastructure
ET POL

To reserve a buffer zone of 23 metres adjacent to overhead power lines
traversing the village as indicated on the Land Use Zoning Objectives Map.

Objectives
Flood Risk
FR OBJ 1

To undertake regular maintenance of the Kentstown Bridge (R153 Regional
Road) in accordance with the recommendations of the Fingal East Meath
Flood Risk Assessment and Management Study (FEM FRAMS).

FR OBJ 2

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Nanny.

Commercial, Economic and Retail Uses
CER OBJ

To secure the development of a light industrial park for the specific provision
of sites for small indigenous starter/incubation units to the west of the
village. The development of these lands which have been identified with an
E2 “General Enterprise & Employment” land use zoning objective shall
require the preparation a Framework Plan. The Framework Plan shall
demonstrate, inter alia, the provision of a safe access to the subject lands,
demonstrate how the development will be connected to the village centre by
way of footpath with public lighting and the provision of other necessary
physical infrastructure and services including connection to Kentstown
Sewerage Scheme, upon such time as the waste water treatment works is
upgraded to accommodate additional population. No application for
development within the subject lands will be considered in the absence of
the required Framework Plan having first being agreed in writing with the
Planning Authority. When prepared, all subsequent applications for
development shall be accompanied with a design statement demonstrating
compliance with the Framework Plan.

Community Facilities and Open Spaces
CF OBJ

To promote the provision of a playground to serve the needs of the village.

Heritage
HER OBJ

To secure the development of a formal linear walkway and amenity area
along the banks of the River Nanny in Kentstown to increase the accessibility
and amenity value of the river and its wildlife corridor. The Council will also
seek to provide a pedestrian link to the river walkway from the village
centre.
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Movement and Access
MA OBJ

To provide footpaths along the Sommerville Road and along the R153 from
the village crossroads to the end of the row of houses that front the road on
its northern side.
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K ilbride W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites
SFRA

Kilbride
Village - Local centre for services and
local enterprise development
Level 4 retail centre
534
0 committed units
20 No. Units
National School
1 no. church, sports ground.
None
within
the
development
boundary
SFRA carried out in accordance with
recommendations of Strategic Flood
Risk Assessment carried out as part of
the County Development Plan 2013 2019. Flood Zones A & B identified.

Goal

To create a place where people want to live and work, now and in the future; a
village well designed and planned to meet the diverse needs of existing and
future residents, which is sensitive to and responds to it’s environment,
contributes to a high quality of life, is safe and inclusive and offers access to
good services for all.

01 Village Context
Kilbride is situated in the Dunshaughlin Electoral Area, to the south east of County Meath.
The settlement is located approximately 8 kilometres to the south of both Ashbourne and
Ratoath and is situated close to both the N2 and N3 national routes. The county boundary
with Fingal is located approximately 1.8 kilometres from Kilbride. Whilst significant residential
development has occurred in the Hollystown and Hollywood areas close to the Kilbride area in
Fingal, the character of Kilbride remains rural.
The central point of the village is around the junction of the Ratoath / Hollystown /
Ashbourne county roads. The Church of St. Brigid and the Sacred Heart occupies a prominent
and elevated site at this junction. Development in Kilbride is dispersed and there is no
defined streetscape. The building form is predominantly rural in nature and building height is
modest, generally not exceeding two storeys. The River Ward passes through Kilbride, to the
south of the settlement. The approach roads to Kilbride are marked by the presence of
mature trees and hedgerow which contribute to the visual qualities of the area.
In order to facilitate the delivery of the goal for Kilbride outlined above, land use, movement
and access and natural and built heritage strategies have been identified. The land use
strategy for Kilbride seeks to accommodate modest levels of population growth in accordance
with the levels of growth provided for in Table 2.4 (Core Strategy) of the County
Development Plan and to provide for distinctive quality driven residential development and
essential local commercial and community facilities. The household allocation provides for an
expansion befitting the village’s position in the county settlement hierarchy. The land use
framework provides that new land-use zonings are closely linked to, and integrated with, the
existing village. In addition, the land use strategy seeks to provide employment opportunities
by expanding the employment base of the village and ensuring that adequate provision is
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made for appropriate commercial, community and educational facilities to serve existing and
future residents.

02 Water and Wastewater Services
Kilbride is currently served by the East Meath Regional Water Supply Scheme (RWSS). The
River Boyne at Roughgrange is the main source for the East Meath RWSS. The water is then
treated at Staleen waterworks and is distributed to the Kilbride area via Windmill Hill
reservoir. The scheme is augmented from a groundwater source at Curragha and more
recently Rath. The commissioning of the Dunshaughlin water treatment plant in April 2012
has reduced the demand on the East Meath Regional Water Supply by c. 500cu.m/day hence
freeing up capacity to help supply this area. Notwithstanding the foregoing and progress
made in relation to water conservation measures, there is limited available capacity in the
scheme and ensuring security of supply to Kilbride is an ongoing challenge.
Construction of the Ashbourne/Ratoath/Kilbride Sewerage Scheme - Stage 2 is complete and
has approximately 8,000 population equivalent available capacity to serve the combined
settlements. The objective of the scheme is to improve the overall wastewater collection and
transfer facilities for Ashbourne, Ratoath, Kilbride and environs with due regard to the future
physical development strategy for the area. The Scheme has been designed to provide a
modern, efficient and effective wastewater collection and transfer system for the immediate
and long-term requirements of the development areas of Ashbourne, Ratoath and Kilbride.
All development proposals shall be considered in the context of the available waste water and
water supply capacity.

03 Land Use
There is a limited extent of existing development in Kilbride. Residential development consists
mainly in the form of detached dwellings on individual sites, although a number of clusters
exist notably at Forge Cross, Cherry Tree Drive and Glenard to the north east of the church.
Community facilities consist of the Church of St. Brigid and the Sacred Heart, the community
hall, Scoil Bhríde national school and Kilbride GAA club. The hall, church and GAA grounds are
all in relative proximity to each other while the national school is located further south of the
centre of Kilbride. Commercial facilities in the village consist of a petrol station and associated
convenience shop both of which are presently closed, a public house and Rennicks sign
manufacturers. The principal land use areas are illustrated on Figure 1 below. The dispersed
nature of the settlement is evident from this map with Kilbride existing as a series of
individual uses rather than having a distinct village form.

Figure 1: Land uses in Kilbride
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The map shows that the majority of development has occurred around the road junction
beside the church. This area could offer the potential to act as a village core and consolidate
the form of the village. It is envisaged that this area will have a concentration of commercial
and retail service facilities to meet the day to day requirements of the local residents. In
terms of retail provision, it is expected that this area could accommodate a small convenience
outlet. The shopping provision in Kilbride should strictly cater for local needs and should be of
a local convenience format. Commercial and residential development will be encouraged in
this mixed use area to promote day-long activity.
To the north west of this nucleus, along the southern side of the Ratoath Road, the infill
space between the commercial area and existing Cherry Tree Drive is identified for residential
land use. Similarly, the area to the north east of the commercial area along the southern side
of the Ashbourne Road is zoned for residential use as far as the existing residential enclave.
These lands will be included within phase 2 of development lands identified on the associated
zoning map.
South of the Kilbride GAA grounds along the western side of the Hollystown Road is also
identified for residential land use which will link to established dwellings north of the Ward
River, at the junction of the Ashbourne Road with the Ratoath Road. These lands will deliver
the majority of residential units required over the life of the current development plan. These
lands are ideally placed directly adjacent to the existing school, community grounds and
employment lands. Further residential lands are identified along the eastern side of the
Hollystown Road and are included within Phase 2 of the lands to be released post 2019.
As mentioned previously, lands in Belgree are designated for employment purposes,
consistent with the established uses on and adjoining these lands. These lands will be
delivered on a phased basis with the lands adjacent to the existing manufacturing facility to
be within Phase 1. It is envisaged that these lands would accommodate primarily start up and
incubator business uses and a data centre or centres. The development of these lands should
be carried out on a phased basis in accordance with an agreed framework plan for the lands
within Phase I (Framework Plan Area 1).
The framework plan should indicate the overall building, road and footpath layout for the site,
uses proposed and services arrangements. The first phase of any development on these
lands should incorporate the lands which front onto the Hollystown Road and include start up
and incubator units and the roadworks and infrastructural services required to cater for the
development of the lands. Footpaths and cycleways should be provided along the Hollystown
Road in the vicinity of the site. In the interest of residential amenities, buffer zones and
screening, in the form of planting, landscaping and mounding, shall be required adjacent to
residential properties.

04 Residential Development
There is a limited extent of development in Kilbride. Residential development is mainly in the
form of detached dwellings on individual sites, although a number of clusters exist notably at
Forge Cross, Cherry Tree Drive and Glenard to the north east of the church. Pedestrian
connectivity in the village centre is poor at present particularly with regard to the
developments located to the north of the centre. This Development Framework will
endeavour to improve accessibility to these developments and any future development within
the village in terms of pedestrian / cycle linkages.
The Core Strategy of this County DevelopmentPlan seeks to permit a moderate rate of
residential expansion within the village over the Plan period. Future development and growth
will need to take account of the village’s ability to grow in a sustainable manner without
causing unacceptable impacts upon the surrounding environment. This Development
Framework endeavours to facilitate the continued growth of well designed, sustainable new
residential communities, which are integrated with the existing village’s built environment.
This is in order to promote the efficient use of land and of energy, reduce pressure for one-
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off housing on rural lands, minimise unnecessary transport demand while encouraging
walking and cycling, to enhance the existing built environment and the character of Kilbride
and make provision for future community infrastructure for the village.
Section 2.3.1 of Volume 1 of the County Development Plan outlines the settlement hierarchy
for the county. 20 units have been allocated to the village in the Core Strategy of the County
Development plan as indicated in Table 2.4 of the said plan. The average density set down
for Kilbride in the County Development Plan is 20 units per hectare. In this context, there is a
requirement for 1 hectare of residential land to satisfy this allocation. The Planning Authority
is satisfied that sufficient lands have been identified in Phase 1 of the Order of Priority to
accommodate the household allocation.
Residential lands will be delivered on a phased basis as illustrated on the land use zoning
objectives map. Following an evaluation of residential lands which were identified for
residential land use zoning objective in the 2009 Kilbride Local Area Plan, the lands directly
across from the National School are identified for inclusion in Phase 1 of the Order of Priority.
In addition, there are lands identified with a B1 “Village Centre” land use zoning objective
located to the north east of the village which could also deliver a small number of residential
units in order to provide a mix of housing types for future residents. The other sites which
were previously identified for residential development in the 2009 Local Area Plan were
considered less favourable on the basis of applying the sequential approach from the village
centre outwards. All other remaining lands are identified as Residential Phase II (Post 2019)
and are not intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses
Kilbride is identified as a Level 5 retail centre in the County Retail Hierarchy. Commercial
facilities in the village consist of a petrol station and associated convenience shop (currently
disused), a public house, and Rennicks sign manufacturers. Development in this village has
occurred in a dispersed fashion rather than in a distinct village form.
The Planning Authority has previously identified a large parcel of land adjacent to the existing
Rennicks sign manufacturers to facilitate the future expansion of this business and the
provision of additional employment uses on a phased basis. It is noted that, excluding the
existing Rennicks sign manufacturers and adjoining dwelling which extend to 4.1 hectares
combined and the area of land adjoining the Ward River within Flood Zones A and B which
extend to 3.85 hectares, there remains 28.31 hectares of lands available which were
previously identified with an enterprise and employment land use zoning objective. Volume I
of the County Development Plan requires a review of the appropriateness of the nature,
location and quantum of industrial and employment generating land use in the preparation of
development and zoning objectives for towns and villages that are to be included in the County
Development Plan (ED POL 2 refers). Kilbride along with the Maynooth Environs are two centres
which are specifically referred to in this regard.
Having regard to the positioning of Kilbride as a village in the settlement hierarchy, it is
considered that the inclusion of 10.6 hectares of the lands previously identified for
employment and enterprise land use zoning objectives is more than sufficient to cater for the
anticipated employment needs of this village. It is considered that the lands with road
frontage onto the Hollystown Road between Rennicks sign manufacturing facility and the
village shall be identified as Phase I in the Order of Priority identified on the land use zoning
objectives map. The remainder of the lands previously identified shall be included in Phase 2
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of the Order of Priority. All lands shall be identified with an E2 “General Enterprise &
Employment” (Category 3) land use zoning objective. It is also considered that a Framework
Plan shall be prepared to guide the development of this sizeable land bank albeit restricted in
the first instance to the lands identified as Phase I. Furthermore, it is considered that a
specific local objective shall be included to provide for the development of a data centre(s)
which shall seek to provide for data centre facilities and associated related industries set in
open parkland with extensive landscaping, with a high architectural standard of layout and
building design.

06 Community Facilities & Open Spaces
Current community facilities in Kilbride consist of the R. C. church, community hall, GAA
grounds and Scoil Bhríde national school. Meath County Council will support the expansion of
these facilities as necessary to serve the existing and additional population in the area.
Additional land has been zoned around the national school to allow for the extension of the
school in the future should such a need arise. It is noted that the site identified for school
expansion is located within Flood Zones A and B and as a result, careful consideration of
flood risk management will be required at development management stage.
It is anticipated that community health services, such as doctors, dentist and pharmacy could
also be accommodated within the village centre area in the future.
The Ward River passes through Kilbride. This feature has the potential to act as an amenity
space for the village. It is identified in the land use zoning objectives as a walkway and in the
future, any development of adjoining lands should incorporate proposals for the walkway.
It will be an objective of this Development Framework to identify and facilitate the provision
of open spaces within Kilbride as part of any new development.

07 Urban Design
The standard of urban and architectural design will be critical in assimilating new
development into the village without detracting from the character of the area. The main
urban design objective of this Development Framework is to create a greater sense of
urbanity along the county roads within the development envelop of this plan, as a means of
identifying Kilbride as a rural village and of generating a centre of activity and a recognisable
place. It is an objective to create a sense of enclosure in the centre of Kilbride namely the
commercial area, extending to the residential area along the Hollystown Road. It will be a
requirement for new development to present a consistent building line along the county
roads, with the set back from the road to buildings to incorporate footpaths, public lighting
and on street parking. The layout of residential properties in this area, in particular, shall
include for open space to be provided to the rear of houses, in order that a building line close
to the road can be maintained. The area of defensible space between the building and public
space of the footpath should be carefully considered and appropriate proposals for same
included in planning applications.
A high standard of building design will be required for all types of development in Kilbride.
The design approach should be representative of Kilbride as a rural village with cues for
building form demonstrably taken from the traditional and vernacular built heritage in the
area. New building should respond to the individual site context and take due cognisance of
adjoining development. Apart from a limited portion of on-street car parking, the bulk of car
parking serving commercial areas shall be behind the building line. The use of high quality
materials and finishes in the public realm will be promoted.
This Development Framework seeks to achieve a balance between facilitating further
sustainable growth and development within Kilbride while ensuring that the existing rural
character of the village is maintained and enhanced.
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08 Heritage
There are no items in Kilbride listed on the Record of Protected Structures included in the
County Development Plan. However, the Church of St. Brigid and the Sacred Heart is an
attractive building and occupies a dominant setting in the village. It is an objective to
preserve the character and setting of this building, including the trees on these lands.
There are a number of archaeological monuments in the village environs which include an
Earthwork at Priest Town to the north of the village (SMRS Ref: ME02015 refers) and an
Enclosure to the east at Baytown (SMRS Ref: ME051-009 refers). It is an objective to
preserve and protect these features.
There are no Candidate Special Conservation Areas (c.SAC), Special Protection Areas (SPA) or
proposed Natural Heritage Areas (pNHA) within the development boundary of Kilbride.
Development within the village should have regard to existing biodiversity within the
significant stretches of hedgerow present. It is recognised that along the main roads passing
through the village some removal of hedgerow and trees will be required to construct
footpaths and create new entrances for access roads. However in other areas, new site
layout plans should include for the preservation of natural features on the site, particularly
trees and hedgerow, in the interests of both visual amenity and biodiversity.
This Development Framework seeks to protect and enhance the existing built and natural
heritage of the village and will seek to ensure that all Government Guidelines are adhered to
when considering new forms of development.

09 Movement & Access
Kilbride is situated at the junction of the county roads L-1007-30 (Ratoath Road), L-1009-11
(Ashbourne Road) and L-1007-40 (Hollystown Road). The village is in close proximity to the
N2, N3 and R147 (former N3) national routes and motorways. The roads passing through the
village are frequently used by commuters from outside of this area travelling to Dublin. The
village therefore experiences a significant amount of through traffic which has implications for
the quality of the environment and safety for pedestrians and cyclists. There is a limited
amount of footpaths and public lighting present in the village.
The transport vision for Kilbride is to ensure that, where necessary, the use of private
vehicles is facilitated in an efficient and equitable manner whilst encouraging the use of more
sustainable modes of transport including pedestrian and cycle movement. In order to achieve
this vision it will be necessary to provide for improvements in pedestrian and cycle facilities
and traffic movement within the village. The provision of pedestrian and cycle links from
existing residential developments to the village core will be a priority of this Development
Framework.
Kilbride is not currently served by a public transport service.
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Strategic Policies
SP 1

To promote the development of Kilbride in an integrated manner and to ensure
that a balance of uses, necessary to sustain the local community, is achieved in
the Development Framework area.

SP 2

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.
To protect the character of the village through the provision of appropriate infill
development which has regard to the scale, character, topography and
amenities of the village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3
SP 4

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan
SP 5

To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard.

Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the development
needs of the village within this Development Plan period. However, the
Council acknowledges that there are significant constraints on the capacity of
the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.
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Flood Risk
FR POL 1

To manage flood risk and development in Kilbride in line with policies WS 29 –
WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development to the east of the village envelop is at potential
risk of flooding (A1 “Existing Residential”, B1 “Village Centre” G1 “Community
Infrastructure” land use zoning objectives refer) as identified on the land use
zoning objectives map, any significant extensions / upgrade including any
extension to the existing National School shall be subject to an appropriately
detailed Flood Risk Assessment in line with the policies (WS POL 29 - 36)
contained in Volume I of the County Development Plan. This may require
detailed modelling of the adjoining Ward River.

FR POL 3

Any planning applications submitted seeking permission for new development
proposed adjacent to minor field drains shall be accompanied by an
appropriately detailed Flood Risk Assessment to fully consider potential
impacts arising from the Ward River.

Land Use
LU POL 1

To support a pattern of land use development which will strengthen the form
and character of Kilbride as a rural village.

LU POL 2

To consolidate the central area of the village for commercial uses by
supporting the development of local services and facilities including small
scale retail, commercial and office use.

LU POL 3

To support a sustainable balance of new residential development within the
village centre.

LU POL 4

To support the development of small scale businesses and the creation of
employment opportunities in Kilbride subject to the provision of necessary
infrastructure and protection of the rural character of the area.

LU POL 5

To support the development of the lands identified for E2 land use zoning
objective (Phase 1) in the Order of Priority for employment creation purposes.

LU POL 6

In the case of the development of industrial lands adjacent to residential areas
and community facilities, buffer zones shall be provided as well as adequate
screening in the form of planting, landscaping and mounding as appropriate.

LU POL 7

To apply a flexible approach to the assessment of entrepreneurial start up
business and small scale industrial and employment generating activities,
where it can be demonstrated that the proposed use would have minimal
impact on adjoining uses, primarily residential property.

LU POL 8

To require an appropriate density of development which will contribute to a
compact urban form while respecting the context and character of the area.

Urban Design
UD POL 1

To preserve the character of Kilbride and its setting by requiring that the
height, scale, and design of any proposed development within the village and
in the surrounding area should complement the character of the village
and not diminish its distinctiveness of place.
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UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

UD POL 3

To improve street finishes, footpaths and the public domain.

UD POL 4

To promote the development of a consistent building line in new residential
areas.

UD POL 5

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

Community Facilities and Open Spaces
CF POL 1

To support the provision and even distribution of a range of social
infrastructure facilities to meet the needs of Kilbride in liaison with other
statutory, voluntary, and community groups.

CF POL 2

To protect the sites of existing facilities and support their further development
and expansion.

Heritage
HER POL 1

To protect wildlife corridors including rivers, watercourses, trees and
hedgerows within the development envelop of Kilbride.

HER POL 2

To have regard to the bio-diversity value of existing trees and
hedgerows in areas that are likely to be developed.

Objectives
Land Use
LU OBJ

To require that the lands identified with an E2 “General Enterprise &
Employment” (Category 3) land use zoning objective should be developed on
a phased basis in accordance with an agreed Framework Plan. The first phase
of the development of said lands shall relate to the lands with road frontage
onto the Hollystown Road and the lands immediately south of and contiguous
to the existing manufacturing facility. Development within this site may
include the provision of a Data Centre and associated related industries set in
open parkland with extensive landscaping and shall provide for a high
architectural standard of layout and building design.

Community Facilities and Open Spaces
CF OBJ 1

To provide for the expansion of Kilbride National School and associated play
areas should such a need arise during the life of this Development Plan.

CF OBJ 2

To develop a walkway along the Ward River.

CF OBJ 3

To support the continued operation of Kilbride GAA club.
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Urban Design
UD OBJ

To provide for the development of a continuous building line and active street
frontage along the lands identified with a B1 “Village Centre” land use zoning
objective.

Heritage
HER OBJ 1

To protect and enhance the setting of the Church of St. Brigid and the
Sacred Heart and its associated grounds.

HER OBJ 2

To enhance the landscape setting of Kilbride through the planting of native
trees and hedgerows within and surrounding the village.

Movement and Access
MA OBJ 1

To implement appropriate traffic management
improvement measures throughout the village.

MA OBJ 2

To carry out improvements to the junction at the Church of St. Brigid and the
Sacred Heart subject to the availability of finance.

MA OBJ 3

To provide footpaths and to carry out general road improvements throughout
the village subject to the availability of finance.

MA OBJ 4

To co-operate with relevant transport bodies and authorities to support and
encourage the provision of bus services in Kilbride.

and

environmental
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K ilcock Environs W ritten Statem ent
Settlement
Position in Settlement Hierarchy

Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites

Strategic Flood Risk Assessment

Kilcock Environs
Moderate Sustainable Growth Town self
sufficient
towns
providing
supporting facilities for the town and
its surrounding catchment.
Level 3 Sub County Centre
Not available
0
398 No. Units
None
None
None. However, the Rye Water River
which runs alongside the Environs area
flows into the Rye Water Valley/Carton
Special Area of Conservation
Strategic
Flood
Risk
Assessment
carried out as part of the County
Development Plan 2013 – 2019 states
that further examination in line with
The Planning System and Flood Risk
Management Guidelines for Planning
Authorities (OPW/DoEHLG, 2009) may
be required. This has taken place and
Flood Zones A and B have been
identified.

Goal

To achieve a model of sustainable urban development through the promotion of
an appropriate range of uses and sensitive enhancement of the natural
environment where healthy, vibrant and diverse communities can grow.

01 Town Context
The Kilcock Environs in Meath constitute approximately 105 hectares (ha) of lands. They are
contiguous to the County Kildare administrative boundary, adjoining the Moderate
Sustainable Growth Town of Kilcock to the northeast. The lands are separated from Kilcock
by the Rye Water River and are currently accessed from the town by the County Bridge
(Meath Bridge) from the town square and by Balfeaghan Bridge to the west of the R158
(Summerhill Road). The lands are approximately 1.2 km from the Kilcock Interchange on the
M4 Motorway. The Royal Canal passes through Kilcock to the south of the environs.
The land use framework for the Environs seeks to ensure that they develop in an
environmentally sustainable manner and in a planned, co-ordinated and integrated fashion.
In order to facilitate the delivery of the vision for the Kilcock Environs, land use, movement
and access and natural and built heritage strategies have been identified in this Written
Statement. The land use strategy seeks to accommodate population growth in accordance
with the levels of growth provided for in Table 2.4 (Core Strategy) of the County
Development Plan and to provide for distinctive quality driven residential development and
essential local commercial and community facilities. In addition, the land use strategy seeks
to provide opportunities for expanding the existing employment base of the town and to
ensure that adequate provision is made for appropriate commercial, community and
educational facilities to serve future residents. Meath County Council has also had regard to
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the statutory Local Area Plan for Kilcock adopted by Kildare County Council to ensure that an
integrated approach to planning is established for the combined development envelop of
Kilcock.

02 Water and Wastewater Services
There is presently only a minor water supply serving the small amount of existing
development in the Meath environs of Kilcock. Kildare County Council has completed the
North East Kildare Regional Water Supply Scheme, and consequently an agreement between
Kildare County Council and Meath Council has been reached whereby sufficient capacity to
serve the Kilcock Environs and Maynooth Environs will be made available.
Similar to water supply, waste water services for the Kilcock Environs are reliant on accessing
capacity in the services operated by Kildare County Council. There is capacity in the Lower
Liffey Valley Sewerage Scheme, to service lands in the Kilcock Environs identified for
development in this Development Framework envelop.
Meath County Council has secured agreement with Kildare County Council to provide up to
10,000 Population Equivalent capacity (both water and wastewater) to be assigned between
both Maynooth and Kilcock, as decided by Meath County Council. However, Kildare County
Council will not be in a position to provide this capacity (particularly water) until such time as
they can realise required planned capital expansion works. This is expected to be during
2015. The pipelines required to avail of this capacity are to be developer delivered as demand
arises. The Council has no plans to provide these pipelines.
In the Kilcock Environs, it is important to acknowledge the presence of the Rye Water River
and the impact it has on the Environs in terms of flood risk. The Rye Water River is the
subject of severe flooding along its length. More localized inspections indicate, for example
that the existing culvert near Balfagan House has insufficient capacity to facilitate the volume
of flows for the catchment areas upstream causing severe flooding of the bridge culvert and
the section of road way adjacent to the site. A Flood Risk Assessment Management Study
(FRAMS) has been prepared for the environs area by RPS Consulting Engineers and it is
intended this study will frame future flood management proposals for the area. Furthermore,
the recommendations contained in the FRAMS have been approved as part of an
infrastructural masterplan for the lands on either side of the County boundary 1. However, no
substantive development has occurred at the time of preparing this Written Statement
consequent to these planning permissions which were upheld on appeal to An Bord Pleanála.
It is the undefended condition of this watercourse which must be considered in the
determination of the appropriate land use zoning objectives having regard to the
recommendations contained in “The Planning System and Flood Risk Management Guidelines
for Planning Authorities” (OPW/DoEHLG, 2009). Meath County Council has commissioned JBA
Consulting to undertake Strategic Flood Risk Assessment following the specific
recommendations for Kilcock Environs as contained in the County Development Plan 2013 –
2019. This study has determined the outline of Flood Risk Zones A and B corresponding to
the 1:100 and 1:1,000 year flood return periods. More vulnerable uses such as housing is not
permissible in either zone unless a Justification Test has passed all 3 steps as set out in the
guidelines referred to above. Having regard to the extent of lands zoned for residential use
within the 2009 Kilcock Environs Local Area Plan, it is not considered that the final stage in
Step 2 can be positively considered. There are adequate lands outside of Flood Zones A and
B to accommodate the modest household allocation for Kilcock as contained in the Core
Strategy of this County Development Plan.

1

Planning application reference numbers. DA100614, DA100697, DA100834, DA101044, DA110457 &
DA110346,

189

Volume 5

Kilcock Environs Written Statement

03 Land Use
The Development Framework for the Kilcock Environs provides primarily for residential and
employment land uses with ancillary community and recreational facilities. The latter uses are
discussed in Sections 5.0 and 6.0.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 398 no. units provided for under the Core Strategy. This followed the carrying
out of an examination of the lands previously identified for residential land use in the 2009
Kilcock Environs Local Area Plan and still available for development. The lands which have
been identified for residential land use arise following the application of the sequential
approach from Kilcock town centre outwards. It was considered that the other sites which
were previously identified for residential development in the 2009 Local Area Plan are less
favourable on the basis of their identified flood risk, peripheral location relative to the town
centre or being land locked with no obvious or deliverable access available.
The ‘Planning System and Flood Risk Management Guidelines for Planning Authorities’ state
that “the presence of flood protection structures should be ignored in determining flood

zones. This is because areas protected by flood defences still carry a residual risk of flooding
from overtopping or breach of defences and the fact that there may be no guarantee that the
defences will be maintained in perpetuity”. Consequently, lands which had a residential
zoning and fall within the flood risk zones have been identified as F1 “Open Space” land use
zoning objective. These areas can be included as part of residential development proposals
on the adjoining lands subject to no vulnerable land uses being proposed therein and
providing that these areas do not constitute all of the open space serving a development.

04 Residential Development
Development to date within the Environs lands consists of low density dwellings forming
ribbon development along the local road network. These dwellings consist of single, dormer
and two storey dwellings in a variety of designs and materials. Close to the County Bridge
and south of the R125 (Dunshaughlin road), a cluster of buildings includes a stone
farmhouse building and a gable fronted church.
Section 2.3.1 of Volume 1 of the County Development Plan outlines the settlement hierarchy
for the county. 398 units have been allocated to Kilcock Environs within the Core Strategy of
the County Development Plan as, indicated in Table 2.4 of the said plan. There are no extant
permissions for multiple unit residential developments in place in the Environs.
The settlement strategy of the Development Plan emphasises that Moderate Sustainable
Growth Towns should develop in a self-sufficient manner and that any increase in population
should occur in tandem with employment opportunities and capacity in physical and social
infrastructure. The introduction of the quantity of housing set out in the Core Strategy to the
Environs will radically alter the character of the area. It is important that development occurs
in a manner that recognises and responds to the presence and heritage of Kilcock town and
that provides supporting services to the new residents of the area.
The average density set down for Kilcock Environs in the County Development Plan (Table
2.4 refers) is 35 units per hectare. In this context, there is a requirement for approximately
11.4 hectares of residential land to be identified to satisfy this allocation. There remain 63.5
hectares of lands identified within the existing Kilcock Local Area Plan 2009 for residential
use. Residential lands will be delivered on a phased basis as illustrated on the land use zoning
objective map. This followed the carrying out of an examination of the lands previously
identified for residential land use noting that all previously identified lands are still available
for development. The lands included within Flood Risk Zones A and B were excluded from
consideration in this regard. The lands which have been identified for residential land use
arising from this evaluation largely arise following the application of the sequential approach
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from the Town outwards (taken at the Town Square), proximity to public transport corridors
and proximity to educational facilities.
Two sites have been included in Phase 1 to accommodate the household allocation. The first of
these adjoins the R125 (Dunshaughlin road) to the west and extends eastwards. This site should
include provision for a primary school of 1.6 hectares, a neighbourhood centre and can
accommodate a maximum of 250 residential units. Any planning application for development on
these lands should include a site layout plan showing the proposed layout for the entire site as
illustrated on the land use zoning objectives map. The layout should provide for the clustering of
the primary school site and the neighbourhood centre and connectivity, particularly for
pedestrians and cyclists between Character Area 1 and Character Area 2.
The second site in Phase 1 adjoins site 1 to the east of same. It can accommodate a
maximum of 150 residential units. Any planning application for development on these lands
should include a site layout plan showing the proposed layout for the entire site as illustrated
on the zoning map. This should allow for connectivity, particularly for pedestrians and cyclists
between Character Area 1 and Character Area 2.
The other sites which were previously identified for residential development in the Kilcock
Environs Local Area Plan (2009) were considered less favourable on the basis of the
evaluation undertaken. All other remaining lands are identified as Residential Phase II (Post
2019) and are not intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses
Kilcock is included in the Gateway Core Economic Area in the Regional Planning Guidelines for
the Greater Dublin Area corresponding with the Metropolitan Area. Maynooth and Leixlip are
identified as a Core Economic Area with the towns of Kilcock and Celbridge providing a
supporting role. Kilcock is identified as a District Employment Centre in the Hierarchy of
Economic Centres contained in the County Development Plan. The main impetus of this
Development Framework is to accommodate growth in the Kilcock Environs in a balanced and
sustainable manner, which integrates with the overall development of Kilcock Town. The
provision of employment opportunities to complement the existing spatial configuration of
economic activity in Kilcock and in a location that is accessible to new residential areas is an
important component of this. In order to achieve it, land has been zoned to the west of the
Summerhill Road (R158) to cater for employment generating uses, with an E2 “General
Enterprise & Employment” (Category 2) land use zoning designation. In accordance with the
Economic Strategy of the County Development Plan, there will be a particular focus on
encouraging industries associated with manufacturing, logistics, distribution and supply chain
management in the Kilcock Environs reflective of the accessibility afforded to such lands and
the proximity to the M4 Interchange. The County Development Plan indicates that such centres
should cater primarily for small to medium scale enterprise and manufacturing uses allowing for
the full range of industrial processes to take place within a well designed and attractive setting.
The development of small to medium scale office based industry will be accommodated in
Moderate Sustainable Growth Towns on suitable sites.
This land use zoning provision will ensure balanced development within the area, providing
opportunities to facilitate employment within close proximity to residential areas and the
existing town centre, subject to suitable infrastructure and accessibility provisions. It is
anticipated this will also have the potential to aid in arresting commuter travel patterns in the
area.
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The F1 “Open Space” land use zoning provision is provided along the northern edge of the
Rye Water River, abutting the E2 “General Enterprise and Employment” zoned lands to
provide a buffer with the waterway and facilitate the continuation of a linear park in the
Kilcock Environs area.
The location of the lands identified with an E2 “General Enterprise and Employment” land use
zoning objective is also along an identified route (but indicative alignment) of the orbital road
connection to the M4 interchange as identified within this Development Framework and
included as an objective in the Kilcock Local Area Plan, prepared by Kildare County Council.
This location is therefore considered optimal in ensuring suitable access to the existing
strategic M4 corridor and when complete, will provide a direct link to land zoned for
employment uses within Kilcock Town and opportunities for commercial synergies. The
delivery of this section of roadway, in tandem with employment generating uses in this area,
will also further the progression of an inner relief road from the R158 (Summerhill Road)
through the northern environs of Kilcock, to the M4 interchange.
In order to realise this connectivity, it will be a requirement that the section of the distributor
road which will provide a link between the R148 (Maynooth Road) and the roundabout at the
R158 (Summerhill Road where the orbital road will tie in to the east) and which is located
within the administrative area of Meath County Council is provided in tandem with the
development of employment uses. The delivery of this piece of road infrastructure, together
with service infrastructure shall be developer driven. The details of the road alignment and
design shall be subject to the written approval of the Planning Authority prior to any
development being approved within the “General Enterprise and Employment” lands.
Commercial development in the A2 “New Residential” zoned lands of the Kilcock Environs will
be restricted to meeting local needs in the form of local shops/services.

06 Community Facilities & Open Spaces
There are no existing community facilities in the Kilcock Environs given that the lands are
presently largely undeveloped. Kilcock town benefits from the availability of social
infrastructure including sporting clubs (GAA, athletics, football, rugby and canoeing), a
musical society, a playground, a gym, a golf course, childcare centres and a full range of pre
school, national and second level educational facilities. In order to create a sustainable
community, it is important that social facilities, including recreational facilities, are provided in
the development of the Environs in tandem with the establishment of new residential
communities.
The riverside amenity area will be complemented by a series of connecting areas of open
space distributed throughout the Environs area as illustrated on the land use zoning
objectives map. As with the riverside amenity area, these areas of open space shall be
delivered in tandem with the development of adjoining lands. The overall layout of residential
areas shall ensure that the open spaces are inter-linked to provide green corridors throughout
the Environs area and to enhance accessibility between the spaces.
An area of 1.6 hectares has been reserved to provide for a primary school. Lands extending
to approximately 3 hectares have also been identified for G1 “Community Infrastructure” land
use zoning objective at the eastern end of the Kilcock Environs. These shall be used to
provide for associated uses for the newly established residential uses, including sporting and
recreational facilities which should be available for use by the school. Meath County Council
shall continue to liaise with the Department of Education and Skills to monitor the need for
new primary and post primary educational facilities within the Kilcock Environs.
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07 Urban Design
The Kilcock Environs are largely undeveloped at present. Therefore it is important that the
urban design of new development is of a high standard in order to satisfactorily connect new
development to the existing urban fabric of the town. The Kilcock Environs Local Area Plan
2009 contained extensive guidance in Section 5 Urban Design Concepts and a Character
Areas Urban Concept Map to assist prospective developers in preparing acceptable residential
proposals. This Development Framework has extracted the relevant guidance as it relates to
the lands retained within Phase I residential noting that it is not expected that the remainder
of the residentially zoned lands will be required within the life of this Development Plan.
Design guidance is provided for Character Area 1 & 2 accordingly. 2

7.1 Character Areas
There are separate character areas denoted within the lands identified primarily for
residential uses whereby a distinct layout and architectural style in each character area is
required. In order to achieve this, a design statement and rationale for each area shall be
approved at pre-application stage with Meath County Council. It is envisaged that the
architectural expression should distinguish various building use through design. Set out below
are indicative standards/provisions for each of the character areas.
7.1.1 Character Area 1
Building Height:

Predominantly two - four storey

Layout:

Strong urban edge with uniform building lines (subject to
occasional punctuation), fronting onto distributor road.
Architectural priority sites at locations southwest and
southeast of junction/ possible roundabout between R125
(Dunshaughlin road) and new orbital road. Sensitive building
transition height with existing dwellings/protected structures
and suitable separation distances/screening. Parkland
walkway linking to riverside park. Retain vistas from Character
Area to church towers and other recognised landmarks in the
town. Soft landscape park areas within scheme, including
potential for formal play park. Linear Park Pocket.

Land Use:

Residential, educational, community and local commercial
uses.

House Type:

Mix of apartments, townhouses and detached/semi-detached
dwellings on lands to tie in with existing buildings at an
appropriate scale.

7.1.2 Character Area 2
Building Height:

Predominantly two - four storey

Layout:

Strong urban edge with uniform building lines (subject to
occasional punctuation), fronting onto orbital road and R148
Maynooth Road/Rye Water River. Architectural priority sites
at select locations along spinal road. Parkland walkway
linking to riverside Linear Park. Pedestrian and vehicle
linkages to R148 Maynooth Road and town. Pocket Park
provision.
Existing
power
supply
lines
relocated

Please note that Character Area 1 now refers to the former Character Area 4 and Character Area 2
now refers to Character Area 5 of the 2009 Kilcock Environs Local Area Plan.
2
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underground. Retain and enhance view in a western
direction along southern part of character area.

Land Use:

Residential, educational, community and local commercial
uses.

House Type:

Mix of apartments,
detached dwellings.

townhouses

and

detached/semi-

A number of architectural priority sites have been identified demarcating key nodal points on
the land use zoning objectives map. A very high standard of design, finish and materials is
expected to address these sites and the architectural form should be distinctive from
traditional suburban house design. The onus is on creative architectural expression and
quality of design and finishes as opposed to the provision of unnecessarily tall buildings. It is
envisaged that building height in this area would not exceed 4 storeys.
Development on the residential zoned land should provide a strong urban edge with uniform
building lines (subject to occasional punctuation), fronting onto the orbital road and R148
Maynooth Road/Rye Water River. Buildings and their curtilages shall not be permitted to turn
their back onto the orbital road and large expanses of screen boundary walls and other
inactive street level treatments shall be avoided. Landscaping and surface treatments along
the edges of the boulevard type road shall be finished with durable materials and consist of
high quality materials. Street lighting along the orbital route shall be uniform throughout its
length and shall be of an interesting design, while meeting relevant standards for public
lighting. The existing power supply lines in this area should be relocated underground. Views
along the southern part of these lands in a western direction should be retained and
enhanced.
Where new development abuts established ribbon type residential buildings (predominantly
located within the lands identified with an A1 “Existing Residential” land use zoning objective)
fronting onto the county class road network, suitable separation distances shall be retained.
The building heights of existing properties shall be respected and where new development is
taller than these existing houses, a sensitive transition in building scale will be required. New
development shall be designed in such a manner to mitigate and avoid overlooking of existing
dwellings. High levels of screening, by way of natural boundaries of indigenous trees and
hedgerows shall be provided where appropriate. Where existing natural screening occurs
there shall be a preference to retain and reinforce planting in such instances. Existing site
topography and finished floor levels shall be considered with regard to proposed building
heights abutting existing dwellings fronting onto the county road network within the
Development Framework area.

08 Heritage
The place name Kilcock is derived from the Irish 'Cill Coca' the Church or Cell of Coca. St.
Coca was an early Christian missionary and she founded the first Church in Kilcock circa 550
A.D. From about the 6th century the Rye Water River marked the boundary of the Kingdoms
of Leinster and Meath. By 1299 the Normans had established a manor and settlement at
Kilcock and the medieval town extended to the limits of the outer enclosure of the early
Christian centre. This enclosure extended to circa 14 acres and the outer boundary survives
in the present curved street system surrounding the town square.
The town’s street pattern reflects its historical development. The earliest settlement is to be
found around the burial ground at Church Lane. The narrow, twisting streets are typical of
medieval towns and now form an attractive feature. The Market Square and Harbour Street,
dating from the 18th century, contain some fine terraces and individual buildings reflecting the
relative prosperity the town enjoyed at the time. Kilcock town centre has suffered a slow
stagnation during the 20th century. Much of the recent development that has taken place in
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the town has been to the south of the canal and railway, leaving the historic core somewhat
isolated and experiencing dereliction and decline.
The Kilcock Environs are located in the ‘Royal Canal’ landscape character area, as defined in
Appendix 7 of Volume 2. This area has a high landscape value, with medium sensitivity and
regional importance. The landscape adjacent to the Royal Canal is rolling lowlands, which is
more open due to larger arable field patterns and in general this area is less densely
vegetated. Views along the Royal Canal are available at the various stone bridges crossing
the canal into Kildare and these provide good vantage points and views across the lowland.
The land use in the area is predominantly arable farmland with areas of scrubby pasture.
While there are no recorded monuments within the development area, there are two
Protected Structures:
•

The first Protected Structure is denoted as the Little Chapel of the Assumption (ref.
no. MH049-103), which is described as a detached single cell church, built in c.1820,

•

The second Protected Structure is a two storey 4 bay farmhouse with three stacks
(ref no. MH049-102), adjacent to the Little Chapel of the Assumption.

A section of the Royal Canal, which runs adjacent to part of the southern boundary of the
environs and is located in County Kildare, is designated as a proposed Natural Heritage Area.
The Rye Water River which passes to the south of the Environs area connects to the Rye
Water Valley/Carton Special Area of Conservation outside Maynooth. The main importance of
the site lies in the presence of several rare and threatened plant and animal species, and of a
rare habitat; thermal mineral petrifying spring. The woods found on Carton Estate and their
birdlife are of additional interest. It is critical that development within the Environs area takes
cognisance of this site of international importance and that development will not result in any
negative impact on this site.
The Environs area comprises 14 agricultural fields separated primarily by mature hedgerows. A
number of small watercourses and drainage ditches traverse the lands, draining to the Rye Water
River. Mature trees and hedgerow belts consist of a mix of mature native species and form
natural visual and landscape features in the area.
Meath County Council will seek to protect the natural and built environment and natural assets of
the Environs and will resist proposals which would be likely to have an adverse impact upon the
environment.

09 Movement & Access
Kilcock is well connected at a regional and national level in terms of transport, with the M4
Motorway located to the south of the town and access available to a number of strategic
regional routes linking the environs area to Maynooth, Dunshaughlin and Trim. The transport
principles for this area include:
•
•

To provide a northern orbital road corridor within the Development Framework area
and suitable linkages with the existing road network; and
To provide robust linkages between the Development Framework lands and Kilcock
Town and existing and future strategic transport corridors.

It is intended that the northern orbital road serving the Northern environs of Kilcock will
eventually connect the Maynooth Road (R148) from the east to the existing roundabout
junction along the Summerhill Road (R158) to the west. It may be possible to then extend
this roadway through the employment generating lands and beyond within the Development
Framework area to the county boundary with Kildare. However, it is accepted that it will take
a considerable period to realise this objective as it will be delivered by developers in tandem
with development and well beyond the life of the current County Development Plan period. It
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is expected that the section of this roadway linking the R125 (Dunshaughlin Road) to the
Maynooth Road (R148) will be delivered during the life of this Plan in conjunction with
primarily residential development.
In the longer term, it is intended that this route will connect to the interchange at the M4
within the County Kildare administrative area. This would essentially create a relief road
around the northern environs of Kilcock town and has potential to relieve congestion in the
town centre. Recent upgrade works to the Summerhill Road, with the provision of
roundabout, have been designed to cater for future lead in roads.
The development of new roads through these lands should be based on the creation of a
series of interlinked streets, with high levels of connectivity and permeability. A hierarchy of
roads should be evident with design tailored to meet the specific functions of each road, e.g.
distribution, local and residential. Traffic and speed control measures should be integrated
into the design and layout of new roads rather than through add on measures such as speed
ramps. It is also important that transport linkages including vehicular, pedestrian and cycle
linkages are created and/or improved between the town and the environs at appropriate
locations. No access provision to serve individual buildings shall be permitted from the new
orbital street, except in exceptional cases and where such provision would not affect the
capacity and movement of vehicles along the orbital road. In addition to traffic carrying
functions, streets and roadways have a major role to play in place making and urban design.
This latter role is to be emphasised in new development in the Kilcock environs.
At present, there are limited pedestrian routes within the development envelop and no
cycleways. As a result, pedestrians and cyclists generally share road space with vehicles.
While some shared usage of roadway may be acceptable on low traffic, low speed, residential
streets, separate footpaths and cycleways are necessary on busier streets and roads and
should be provided in development proposals.
Kilcock rail station and bus service are accessible from the Development Framework lands.
The layout of development lands in close proximity to these services should particularly
facilitate walking and cycling to the station and bus stops in order to encourage the use of
public transport by residents of the environs area.

Strategic Policies
SP 1

To encourage the sustainable development of the Kilcock Environs in a
comprehensive manner which will integrate with the existing built up area of
Kilcock town.

SP 2

To seek the development of the Kilcock environs on a balanced and sustainable basis
whereby residential development is matched by the delivery of key physical and
social infrastructure and a strong economic base in the town.

SP 3

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.
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Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of Kilcock Environs within this Plan period.

Flood Risk
FR POL 1

To manage flood risk and development in Kilcock in line with policies WS 29 –
WS 36 inclusive in Volume I of this County Development Plan.
.

FR POL 2

The Eastern CFRAM flood mapping and management plan when complete and
available will provide additional clarity to flood mapping and risk management
measures than was available to inform the land use zoning objectives
presented for Kilcock. The Eastern CFRAM flood mapping and management
plan shall be consulted when available in conjunction with this Written
Statement / Volume I of the County Development Plan.

FR POL 3

Any planning application which seeks planning permission to undertake
development within areas identified with A2 “New Residential”, E2 “General
Enterprise & Employment” and G1 “Community Infrastructure” land use
zoning objectives shall be accompanied by an appropriately detailed Flood
Risk Assessment. The Flood Risk Assessment shall clearly assess flood risks,
management measures and demonstrate compliance with the “The Planning
System and Flood Risk Management Guidelines for Planning Authorities”
(November 2009). In particular, buildings should be sited at an appropriate
finished floor level, which should be above the 1 in 100 year flood level, with
an allowance for freeboard and climate change.

FR POL 4

A Flood Risk Assessment and Management Study (FRAMS) has been carried
out for this area. All development with an extant planning permission within
the Kilcock Environs development boundary area shall be required to comply
with the guidance and recommendations of the FRAMS which pre dated the
preparation of the Strategic Flood Risk Assessment & Management Study for
Kilcock.

Residential Development
RD POL

To ensure that residential development within Kilcock Environs is carried out
in tandem with the development of robust and permeable connections
between the Environs, Kilcock Town and public transport routes and future
strategic transport corridors.

Commercial, Economic and Retail Uses
CER POL 1

To recognise the status of the northern environs of Kilcock within the
Metropolitan Area of the Greater Dublin Area and as a supporting centre to
the Maynooth/Leixlip Core Economic Area, in proximity to the M4 Corridor,
by encouraging employment generating development at an appropriate
scale and nature, subject to normal planning considerations and the proper
planning and sustainable development of the area.
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CER POL 2

To encourage and facilitate the development of a new neighbourhood
centre to meet the needs of new and growing centres of population in
Kilcock Environs at a location which enables convenience needs to be met
locally and thus reduce the need to travel to the town centre. The
neighbourhood centre shall be developed in proximity to compatible
community/ educational facilities.

Community Facilities and Open Spaces
CF POL 1

To ensure the provision of adequate recreational and amenity facilities in the
Kilcock Environs.

CF POL 2

To provide open space on a hierarchical basis throughout the Kilcock Environs
in order to enhance the choice and accessibility of open space facilities.

CF POL 3

To facilitate the Department of Education and Skills in the necessary provision
of educational facilities within the Kilcock Environs by reserving lands for such
uses in the Local Area Plan.

Urban Design
UD POL 1

To ensure that all development proposals adhere to the design guidance
provided in this Development Framework and in Volume I of the County
Development Plan 2013 -2019.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

Heritage
HER POL 1

To ensure that the provision of water services and surface water
management proposals in the Environs area of Kilcock will not result in any
undue impact on the Rye Water Valley/Carton SAC site.

HER POL 2

To have regard to the bio-diversity value of existing trees and
hedgerows in areas that are liable to be developed and to seek their
retention as part of development proposals.

HER POL 3

To seek to provide public access to lands which has been identified with an
F1 “Open Space” land use zoning objective.

Movement and Access
MA POL 1

To establish a clear road hierarchy in the Kilcock Environs, in which each of
the road links has a function and where the mixing of national, regional and
local traffic is reduced to the minimum possible.
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MA POL 2

To promote and facilitate the development of cycling and walking facilities in
the Kilcock Environs by securing the development of a network of safe cycle
routes and footpaths on new and existing roads and on routes reserved
exclusively for pedestrians and cyclists.

MA POL 3

To provide clear delineation between road hierarchy and their functions
through the design process.

MA POL 4

To ensure that traffic safety measures are incorporated into the design of all
new roads.

MA POL 5

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

MA POL 6

To provide for an integrated network of cycle ways throughout the Environs in
order to promote more sustainable modes of transportation.

MA POL 7

To ensure that cycleways and footpaths are overlooked by adjoining
development and are provided with an adequate level of public lighting.

Objectives
Water and Wastewater Services
WWS OBJ

To require that a Water Services Provision Strategic Framework Plan
(Water / Wastewater / Surface Water Management) is provided, with details
to service the entire County Meath lands in the Kilcock Environs and
submitted for approval to Meath County Council Infrastructure Water
Services at pre- application stage. The Plan shall include, inter alia:
•
•
•
•

•
•

That the optimum solutions are provided for water supply, wastewater
conveyance and surface water management for the entire lands.
The locations, sizes and design capacities of strategic mains serving the
entire lands with spurs off for serving individual landholdings.
Identify how water supply will be brought from this scheme to serve
the development lands and the actual installation of the infrastructure
necessary to provide water supply to serve the development lands.
How the waste water will be conveyed from the development lands to
discharge into the Lower Liffey Valley Sewerage Scheme and the actual
installation of the infrastructure necessary to provide waste water
provisions to serve the development lands.
How the surface water from the entire County Meath lands in the
Kilcock Environs will be managed.
Demonstrate that the water services and surface water management
proposals will not lead to undue impact on relevant European sites.

Flood Risk
FR OBJ

A Flood Risk Assessment and Management Study (FRAMS) has been
carried out for this area. All development with an extant planning
permission within the Kilcock Environs development boundary area shall be
required to comply with the guidance and recommendations of the FRAMS
which pre dated the preparation of the Strategic Flood Risk Assessment &
Management Study for Kilcock.
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Residential Development
RD OBJ 1

To accommodate, on the lands identified on the land use zoning objectives
map to the east of the R125 (Dunshaughlin road), a maximum of 250
residential units and a neighbourhood centre and to reserve a site of 1.6
hectares for a primary school within these lands. The primary school site and
neighbourhood centre shall be located adjacent to each other. Any
application for development on these lands shall be accompanied by a
Master Plan illustrating the layout for the site in its entirety as illustrated on
the land use zoning objectives map. The layout shall make provision for
connections, particularly pedestrian and cyclist, between Character Area 1
and Character Area 2.

RD OBJ 2

To accommodate, on the lands identified on the land use zoning objectives map
to the north of the Rye Water River, a maximum of 150 residential units. Any
planning application for development on these lands should include a Master Plan
showing the proposed layout for the entire site as illustrated on the land use
zoning objectives map. This should make provision for connectivity between
Character Area 1 and Character Area 2.

Commercial, Economic and Retail Uses
CER OBJ

To develop lands identified with an E2 “General Enterprise and Employment”
land use zoning objective generally in accordance with the guidance provided
in Volume I of the County Development Plan. The development of these
subject lands shall provide for the extension of the orbital road corridor
reference in MA OBJ 1. The detailed alignment and design of the road way,
cycle paths and landscaping associated with this route (located within the
administrative area of Meath County Council) shall be agreed with the
Planning Authority in consultation with Kildare County Council and where
necessary other relevant bodies e.g. OPW & Waterways Ireland. The design
of this roadway shall allow for its extension beyond the employment
generating lands within the Development Framework area to the county
boundary with Kildare.

Community Facilities and Open Spaces
CF OBJ 1

To provide a site of 1.6 hectares in extent for primary education facilities,
catering for up to 24 classrooms on the lands identified for A2 “New
Residential” land use zoning objective (RD OBJ 1 refers).

CF OBJ 2

To develop a riverside walk and linear amenity area adjacent to the Rye
Water River in accordance with a landscaping and amenity development
programme that maintains a facility for vehicular access to the river for
periodic cleaning purposes and provides connections for walking routes.

CF OBJ 3

To require the delivery of the lands identified with an F1 “Open Space” land
use zoning objective shown on the Kilcock Environs land use zoning objectives
map in tandem with residential development. The Planning Authority will
make an allowance for the inclusion of such areas as part of the public open
space requirements for residential development proposals on the adjoining
lands subject to no vulnerable land uses being proposed therein.
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Heritage
HER OBJ 1

To facilitate the development of amenity walkways along streams and
hedgerows. All proposals are likely to require a full Appropriate Assessment
which must be informed by ecological surveys of the relevant area.

HER OBJ 2

To require the submission of an ecological impact assessment with the
Water Services Provision Strategic Framework Plan and for any proposals for
development of the amenity walkway along the Rye Water. The ecological
impact assessment shall demonstrate that there will be no negative impact
on the Rye Water Valley/Carton SAC. Proposals for the amenity walkway and
other works along the Rye Water shall also be subject to Appropriate
Assessment screening and a Stage 2 Appropriate Assessment if necessary.
The Ecological Impact Assessments and Appropriate Assessment screening
will be forwarded to the National Parks and Wildlife Section of the
Department of the Arts, Heritage & the Gaeltacht for their comments and
the Planning Authority shall have regard to their comments in the making of
a decision.

Movement and Access
MA OBJ 1

To reserve free from development the permitted Local Distributor Road within
the Kilcock Environs area extending from the R148 (Maynooth Road) to the
southeast, to the roundabout along the R158 (Summerhill Road) with
provisions for suitable links and tie in provisions to the adjoining road network
in County Kildare. The permitted alignment of this road is shown on the land
use zoning objectives map.

MA OBJ 2

To facilitate the provision, in tandem with development, of the section of the
Local Distributor Road extending from the R148 (Maynooth Road) to the
existing R125 (Dunshaughlin Road) with provisions for suitable links and tie
in provisions to the adjoining road network in County Kildare. Any planning
application seeking consent to construct this section of roadway shall be
accompanied by an appropriately detailed Flood Risk Assessment considering
the existing un-defended flood extents. Furthermore, any development within
the subject lands shall be subject to Appropriate Assessment pursuant to the
Habitats Directive to ensure that the proposed development will not
adversely impact upon the qualifying interests of any Natura 2000 sites.

MA OBJ 3

To carry out general road improvements in the Kilcock Environs, including
junction tie in works and upgrades to facilitate the provision of a new spinal
road.

MA OBJ 4

To investigate the provision of a one way traffic management system at
Meath Bridge and traffic management plans for the Kilcock area in
conjunction with Kildare County Council. All traffic management proposals in
this area shall include suitable provisions for pedestrians and cyclists.

MA OBJ 5

To implement appropriate traffic management and environmental
improvement measures throughout the Environs following the completion of
the traffic management plan required pursuant to MA OBJ 4 above.
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K ildalkey W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000
Areas (NHA)

sites/Natural

SFRA

Heritage

Kildalkey
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
663
6 No. committed units
20 No. Units
National School
Church, Parochial Hall and St. Dympna’s
G.A.A grounds.
No Natura 2000 sites within the village.
A tributary of the Tremblestone River
flows through the village and drains to
the River Boyne which is designated a
Special Area of Conservation (SAC) and
Special Protection Area (SPA).
No detailed SFRA required. Flood Zones
identified on CDP maps.

Goal

To make a positive contribution to the development of Kildalkey Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all sections
of the local community.

01

Village Context

Kildalkey is approximately 7km west of Trim, 5km south of Athboy and 7 km north east of
Ballivor. The village is located at the confluence of three county roads leading to the above
named settlements and a minor county road known locally as the “Boreen”. The village has a
distinctive rural character with some important heritage buildings, including the former
convent and the present parish church. Kildalkey essentially provides local services for a
generally rural hinterland.
The statutory land use framework for Kildalkey promotes the future development of the
village in a co-ordinated, planned and sustainable manner in order to conserve and enhance
the established natural and historical amenities of the village and its intrinsic character. This
land use framework endeavours to maintain and add to a built environment that is both
attractive and distinctive, and which creates a unique sense of place for those who both live
and work within, as well as those who visit, the Village.
In order to facilitate the delivery of this vision for Kildalkey, land use, movement and access
and natural and built heritage strategies have been identified in this Written Statement. The
land use strategy for Kildalkey seeks to accommodate modest levels of population growth in
accordance with the levels of growth provided for in Table 2.4 Core strategy of the County
Development Plan. The household allocation of 20 no. additional units provides for an
extension befitting the village’s position in the county settlement hierarchy. The provision of a
compact, vibrant and effective Village Centre is essential if Kildalkey is to cater for its current
and future population needs in a sustainable manner. This land use framework provides that
new land-use zonings should be closely linked to, and integrated with, the existing Village,
thereby encouraging more sustainable modes of transportation such as walking and cycling.
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Water and Wastewater Services

The Village is currently served by Kildalkey waste water treatment plant to the north of the
Village located outside of the development boundary. It is designed to cater for a design
capacity of 900 population equivalent (PE). There remains 290 PE available in the waste
water treatment plant, noting the extant permission for a residential development of 6 no.
additional units and a 72 bedroom nursing home.
Water supply for the village is obtained from the Athboy water treatment plant which also
services the town of Athboy and Rathcairn. The remaining PE for the entire catchment is
1,500. Future development proposals will be considered in this context.

03

Land Use

04

Residential Development

The land use pattern evident in Kildalkey typifies other villages in the County which have
undergone significant residential expansion during the Celtic Tiger years, a relatively compact
and limited village core with residential developments located off the radial routes to the
village centre. Access to backlands within the village core (lands identified for B1 “Village
Centre” land use zoning objective) should be conserved. On the Athboy road, there is an
existing row of two storey dwellings, some of which have converted ground floors to
commercial use. However, in contrast on the Trim road, the village core area consists of
individual detached dwellings on relatively large plots. These have been retained primarily in
residential use, with the exception of one site which comprises a village store and petrol
station. Whilst it is accepted that most Irish towns and villages are characterised by
residential uses fronting onto a main street, a level of commercial activity is also required to
make villages viable. In order to ensure that such possibilities can be realised, the level of
residential versus commercial use should be monitored where “living over the shop” schemes
should be promoted to ensure a non-residential ground floor use. Relaxation of
development standards may be considered where appropriate backland development can
provide alternative residential accommodation to secure on-street commercial activity.

Kildalkey has been the subject of substantial residential development in recent years having
regard to its former scale and form, specifically the construction of medium scale residential
development projects. This is evidenced by the population increase of the village between
1996 and 2011 from 149 to 663 persons. The Core Strategy of the County Development Plan
seeks to limit the further expansion of the village at a more moderate rate than experienced
over the past decade. Further development and growth will need to take account of the
Village’s ability to grow in a sustainable manner without causing unacceptable impacts upon
the surrounding environment. This policy framework endeavours to facilitate the continued
growth of well designed, sustainable new residential communities, which are integrated with
the existing Village’s built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 20 no. units to Kildalkey over the 2013-2019 period. There are 6 no. committed
units that relate to one planning application. A parcel of land off the Athboy Road north of
the village centre is identified as Phase 1 in the Order of Priority. Its location 260 metres from
the village centre and proximity to existing services make it a suitable location for residential
development. Furthermore, the development of this land would open up an opportunity to
develop the amenity lands to the rear. The Planning Authority is satisfied that sufficient lands
have been identified within Phase 1 of the Order of Priority to accommodate the household
allocation of 20 units. All other lands are identified as Residential Phase II (Post 2019) and
are not intended for release within the life of this County Development Plan.
The evaluation of residential lands has had regard to the recommendations of the Strategic
Flood Risk Assessment undertaken for the County Development Plan and to the identification
of Flood Zones A and B respectively. It is noted that there is a permitted nursing home on
lands identified for A2 “New Residential” land use zoning objectives. It is uncertain whether
or not this permission will be realised. In any event, this land has been identified as Phase II

203

Volume 5

Kildalkey Written Statement

in order to ensure the household allocation for the village is not exceeded. Should an
application be submitted seeking to extend the appropriate period of the planning permission,
it shall be considered on its merits and shall not be refused on the basis of being included in
Phase II Residential (Post 2019).
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Kildalkey is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a
small range of retail services, primarily a local convenience shop, a public house and a
hairdressing shop. The Village would benefit from having a greater range and variety of such
facilities.
The 2011 Census recorded 58% of the population aged 15 years and over as being at work.
There is land zoned for village centre uses which also provides opportunities for small to
medium sized enterprises to develop. To date, the retail core area has been retained
primarily in residential use. No land was identified for employment generating uses in the
2009 Local Area Plan. The Planning Authority has not considered it necessary to identify
specific lands for employment generating uses in this Development Framework. It is
considered that the development of industrial or manufacturing uses in Kildalkey would be
inappropriate having regard to its rural character and current population. Furthermore, it
would militate against the orderly development of such uses in Trim which is approximately
7km from the village and is designated as a District Employment Centre in the County
Development Plan. This Development Framework has ensured that sufficient and
appropriately located land for village centre uses has been identified for the life of the County
Development Plan and beyond.

06

Community Facilities and Open Spaces

St. Dympna’s National School is located centrally in the village. However, it is noted that a
recent planning application was submitted to the Planning Authority seeks the relocation of
the existing National School to a site on the Athboy road. It is proposed to construct a new
12 classroom National School. Pending the outcome of the application, there may be an
opportunity to redevelop the existing school site for other community uses. The Roman
Catholic Church is located adjacent to the existing National School. St. Dympna’s cemetery is
located on the Athboy road outside the development boundary. There is also a Parochial Hall
on the Athboy road. St. Dympna’s G.A.A ground is located adjacent to the village centre to
the rear of Cloneylogan and immediately adjoining Bellview Court residential development
from which it shares its access.
Planning permission was also granted in 2010 on land to the east of the G.A.A grounds for a
nursing home, medical centre, recreational hall and retirement homes however development
has not commenced to date. The existing level of civic and community facilities should
continue to be monitored to cater for the Village’s needs having regard to the population now
resident. It is essential that sufficient community facilities are established, catering for all age
groups. Sufficient lands have been reserved for such infrastructure to accommodate both
existing and proposed future populations.
The main provision of open space in Kildalkey is the G.A.A hurling field and the amenity area
behind the school and Parochial House. Residential land to the front of the amenity land has
been identified as Phase 1 in the Order of Priority. There may be an opportunity to open up
the amenity land as part of a residential scheme on the said lands. This should be pursued
through the development management process. A number of open spaces within existing
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housing estates are also visible. Trees associated with the Church and Parochial House on the
approach roads contribute greatly to the attractiveness of Kildalkey. The Village is lacking in
safe walking and cycling networks to maximise upon and appropriately utilise existing natural
and man-made environmental assets, their settings and views. Any new development should
be provided in conjunction with pedestrian and cyclist linkages with the village core area.

07

Urban Design Guidance

08

Heritage

The focal point of the village is the R.C. Church and St. Dympna’s National School. It is noted
that previously these two focal buildings were reversed with the original national school being
located where the church is and vice versa. Individual dwellings developed in a linear fashion
from this focal point on the Trim, Ballivor and Athboy roads with Trim road in particular is
dominated by ribbon development. In more recent years, housing developments were
constructed to the rear of the various rows of linear dwellings. The village core area consists
primarily of existing two storey residences along the Athboy road and detached dwellings on
large plots along the Trim road. It would be desirable to prepare an urban design framework
for the village. It is important that any new development respects the rural character of the
village. Section 11.1.7 and the Meath Rural Design Guide set down in the County
Development Plan deal with Urban Design and Architectural Features. High quality
architecture and urban design should be demonstrated in any future redevelopment of the
town centre and new residential schemes.

The built and natural heritage of the Kildalkey area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors. There are a number of
buildings and structures of historical significance within Kildalkey. The Village has five
structures included in the Record of Protected Structures (RPS). These include St Dymphna’s
Church and the Parochial House (Alms House).
Kildalkey does not have any items on the Record of Monuments and Places (RMP) within the
development boundary. However a Church, reference ME029-020, is recorded at the
cemetery off the Athboy road just north of the development boundary. The continued
protection of the built heritage of Kildalkey is intrinsic to the sustained success and viability of
the Village itself.
Although the Village and the surrounding environs hold environmental assets, none are
designated at international level; the Village does not contain nor is it adjacent to any Natura
2000 sites. However a tributary of the Tremblestone River flows through the village and
drains to the River Boyne which is designated a Special Area of Conservation (SAC) and
Special Protection Area (SPA).
The village also contains a number of trees of amenity value which are associated with a
number of protected structures, namely Kildalkey Parochial House and the Roman Catholic
Church. These contribute greatly to the attractiveness of Kildalkey.
The protection of the natural environment of Kildalkey is fundamental to the success of this
Development Framework, as it provides the Village with its own unique identity and amenity
background. Therefore it is vital to achieve the correct balance between protection of the
natural environment and the future development of the Village.

09

Movement & Access

The underlying strategy aims to ensure that:
•
•

The development of the area creates movement along looped routes so that internal
village movement can take place independently of the Main Street, which carries most of
the through traffic.
Public transport accessibility is maximised.
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Pedestrian and cycle movement is encouraged to keep vehicular traffic to a minimum.
Streets are designed to encourage pedestrian activity to make going outside a safe and
pleasant experience.
All vehicular roads are designed in a manner that incorporates passive calming of traffic.

Kildalkey is served by a poor level of public transport. The roads leading to Trim, Ballivor and
Athboy are circuitous. The development of public transport bus links is critical to ensure a better
modal split in favour of public transport away from the private motor vehicle. Presently, the village
is served by the No. 111 service which connects Dublin to Cavan via Trim, Kildalkey, Athboy and
Granard. This connects the village to Athboy & Trim albeit once a day in each direction. In
particular, it is essential to develop a more regular shuttle bus service to Trim and Athboy which
would improve the range of services available to the resident population.
The 2011 Census of Population recorded that 64% of the population aged 5 years and over travel
by car (passenger and driver) to work, school or college. In contrast, 19% travel by foot and 0.7%
travel by bicycle. It is critical to improve the movement of both pedestrians and cyclists through
the area. Furthermore, it is important to manage vehicular traffic passing through the village and
to provide safe crossing facilities for pedestrians and cyclists.

Strategic Policies
SP 1

To promote the future development of the Village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the Village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Kildalkey in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (A1 “Existing Residential”, B1 “Village Centre” G1 “Community
Infrastructure” land use zoning objectives refer) as identified on the land use
zoning objectives map, any significant extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

FR POL 3

Any future planning application lodged with respect to the site identified on
the land use zoning objectives map as having the benefit of an extent
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planning permission to the east of Bellview Court shall be accompanied by an
appropriately detailed Flood Risk Assessment. The Flood Risk Assessment shall
clearly assess flood risks, management measures and demonstrate compliance
with the “The Planning System and Flood Risk Management Guidelines for
Planning Authorities” (November 2009). The Flood Risk Assessment shall
consider the Sequential Approach within the subject site and would typically
involve allocating water compatible development within Flood Zones A and
Zone B. Buildings should be sited at an appropriate finished floor level, which
should be above the 1 in 100 year flood level, with an allowance for freeboard
and climate change.

Land Use
LU POL 1

To reserve access to backlands at appropriate locations as identified on the
land use zoning objectives map.

LU POL 2

To reserve capacity in water services infrastructure to facilitate employment
creation and community development in Kildalkey.

Commercial Uses
CER POL

To consolidate the central area of the village for commercial uses.

Community Facilities
CF POL

To protect the sites of existing facilities and support their further development
and expansion.

Urban Design
UD POL 1

To preserve the character of the village and its setting by requiring that
the height, scale, and design of any proposed development within the village
and in the surrounding area should complement the character of the
village and not diminish its distinctiveness of place.

UD POL 2

To protect the established building line within the Village, particularly along the
Main Street.

UD POL 3

To promote the comprehensive mixed-use development of backland areas in
favour of piecemeal non-comprehensive development.

Movement and Access
MA POL 1

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 2

To require screened parking in the village centre.

MA POL 3

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.
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Objectives
Community Facilities and Open Spaces
CF OBJ 1

To require the provision of short-term on-street vehicle parking where
appropriate.

CF OBJ 2

To reserve sites for Community Use as shown in the zoning objective map.

Heritage
HER OBJ 1

To protect the attractive quality of the built heritage of Kildalkey.

HER OBJ 2

To promote the conservation or reuse of old stone walling within the
development envelop.

Movement and Access
MA OBJ 1

To install a pedestrian crossing within the Village Centre area.

MA OBJ 2

To seek, over the life of the County Development Plan, to identify additional
car parking spaces in the centre of the village.

MA OBJ 3

To provide a link road from Woodlane to the Ballivor Road in tandem with
the development of the lands identified for A2 “New Residential” land use zoning
objective inclusive of new bridge across the tributary of the Tremblestown
River. The bridge should be designed so as to demonstrate that it will not
have any impact on the cSAC/SPA downstream.

MA OBJ 4

To co-operate with relevant transport bodies and authorities to develop a
more regular shuttle bus service to Trim and Athboy which would improve
the range of public transport services available to the resident population.

Map Based Objective
HER OBJ 3

To protect the following tree stands within the Village as identified because
of their amenity value:
1. Trees within the grounds of the Parochial House.
2. Trees within the grounds of St. Dymphna’s Church.
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Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities

Natura 2000 sites
Strategic Flood Risk Assessment

Kilmainhamwood
Village - Local centre for services and
local enterprise development
Fifth tier retail centre
312
No committed units
20 No. Units
National School
Pre-school, crèche, retirement village,
church, cemetery and GAA club and
grounds.
None.
No SFRA required. Lands identified
within flood zone A&B rezoned to F1.

Goal

To make a positive contribution to the development of Kilmainhamwood Village
by the consolidation and strengthening of the defined and attractive village
centre, recognising the importance of conserving and enhancing the quality of
the village’s built and natural environment, while catering for the needs of all
sections of the local community.

01 Village Context

The village of Kilmainhamwood is located in the northern part of County Meath, 16 kilometres
northeast of Kells, 7 kilometres south of Kingscourt and 6 kilometres northwest of Nobber.
The character of the village is rural in form although there are a number of housing
developments including a retirement village and convalescent home. The village is located at
the junction of county roads. The centre point of the village includes a fair green planted with
mature deciduous trees and containing a water pump. The Kilmainham River runs along the
northern and eastern edge of the village which has developed primarily to the south and west
of the river. The statutory land use framework for Kilmainhamwood promotes the future
development of the village in a co-ordinated, planned and sustainable manner in order to
conserve and enhance the established natural and historical amenities of the village and its
intrinsic character.
Particular regard is afforded to the protection and enhancement of natural features such as
the Kilmainham River, historical features of interest, open space needs and the existing
topographical character within and surrounding the village. This land use framework
endeavours to maintain and add to a built environment that is both attractive and distinctive,
and which creates a unique sense of place for those who both live and work in, as well as
those who visit, the village. The provision of a compact, vibrant and effective village centre is
essential if Kilmainhamwood is to cater for its current and future population needs in a
sustainable manner. The new land-use zoning objectives are closely linked to, and integrated
with, the existing village, thereby encouraging more sustainable modes of transportation such
as walking and cycling.

02 Water and Wastewater Services

The village is currently served by Kilmainhamwood waste water treatment plant located
adjacent to the development boundary to the southeast of the village, which is designed to
cater for a design capacity of 1,000 population equivalent (PE) with provision made in
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design/construction for upgrade to 1,500 PE if required in the future. There remains 520 PE
available in the waste water treatment plant.
Water supply for the village is obtained from an existing water treatment plant which has a
design capacity of 1,500 population equivalent. The remaining PE for the settlement is 200.
Future development proposals will be considered in this context although the availability of
water services capacity is not considered to represent a deterrent to achieving the
development strategy presented in this framework.

03 Land Use

The village core is located at the junction of the Kingscourt and Moynalty roads to the north
of the village near the Kilmainham River. The Development Framework seeks to protect and
enhance the retail and commercial core of the village, facilitating the reuse and adaptation of
existing buildings and encouraging the redevelopment of derelict, vacant or backland
opportunity sites. The village centre should seek to meet the social and community needs of
the village and lands adjoining the crossroads have been identified for the development of
small scale retail and commercial uses. These lands primarily consist of a number of
residential units fronting onto the Main Street which have been predominantly retained
in residential use. Whilst it is accepted that most Irish towns and villages are
characterised by residential uses fronting onto a main street, a level of commercial activity is
also required to make villages viable.
Residential uses centre around three existing housing developments and a retirement village.
Kilmainhamwood offers a mix of retail, educational and social services which provide for the
day to day needs of the local and surrounding area. It is important that this role is protected,
encouraged and enhanced both to maintain this tradition and to provide for a sustainable and
self sufficient village and hinterland.

04 Residential Development

Kilmainhamwood is a small, relatively compact village. There are a number of small housing
developments and a retirement village in the settlement. Kilmainhamwood retirement village
is located to the south of the village. Edenwood housing development which comprises 40
semi-detached single storey dwellings is located adjacent to the retirement village. There are
25 houses located on Farrelly Avenue just south of the village centre and a further 11 houses
opposite the church in the village core area. The Core Strategy of this County Development
Plan seeks to ensure that future development and growth takes account of the village’s ability
to grow in a sustainable manner without causing unacceptable impacts upon the surrounding
environment. This Development Framework endeavours to facilitate the continued growth of
well designed, sustainable new residential communities, which are integrated with the
existing village’s built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 20 units to Kilmainhamwood over the 2013 – 2019 period. The land use zoning
objectives map has identified the lands required to accommodate the allocation of 20 no.
units provided for under the Core Strategy. This followed the carrying out of an examination
of the lands previously identified for residential land use in the 2009 Kilmainhamwood Local
Area Plan and still available for development. The lands which have been identified for
residential land use arising from this evaluation largely arise following the application of the
sequential approach from the village centre. A site with an area of 1.35 hectares has been
identified opposite Senator Farrelly Avenue. The Planning Authority is satisfied that sufficient
lands have been identified to accommodate the household allocation of 20 no. units. All other
lands are identified as a Phase II and are not intended for release within the life of this
County Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
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planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses

Kilmainhamwood is identified as a fifth tier retail centre in the County Retail Hierarchy. It has
a grocery store and two public houses in the village core area. The village would benefit from
having a greater range and variety of such facilities. However, the close proximity of the
village to Kingscourt will continue to be a deterrent to attracting facilities other than to serve
the immediate needs of the village and rural catchment. This Development Framework has
ensured that sufficient and appropriately located land for commercial development has been
identified for the life of the County Development Plan and beyond. A parcel of land fronting
onto both county roads in the village core area has been identified to provide for mixed
residential and local enterprise/commercial use. Particular care would need to be taken to
ensure an appropriate balance between commercial and residential development at this
location to ensure adequate business opportunities. It is considered that the best prospect of
employment creation locally lies with developing small to medium sized enterprises.
Kilmainhamwood is well located with respect to Baileborough, Kingscourt, Nobber and Ardee
which have established employment opportunities. Kilmainhamwood does not in itself contain
any major industrial or commercial employers. It is not envisaged that the village would fulfil
such a role in the future. The key role for Kilmainhamwood has been to provide for the
everyday needs of the local community and hinterland. The extent of services is governed by
local demand and proximity to other population centres offering similar or alternative
services.
Kilmainhamwood is a picturesque location that has potential to attract tourists. The built and
natural heritage is an asset to Kilmainhamwood and should be exploited to a greater degree
to encourage visitors. Provision of tourist facilities at appropriately located sites will be
encouraged. In addition, the Council will support the creation of a Tourist trail that could link
Kilmainhamwood to other towns and villages in the area.

06 Community Facilities and Open Spaces

Kilmainhamwood contains a National School, pre-school, crèche, retirement village, church,
cemetery and GAA club and grounds. The village also benefits from an amenity path which
follows the line of the river through the village and provides a valuable recreational walking
route. The Council will continue to work in partnership with the local community to maintain
and enhance these existing amenities. In addition, they will seek to identify new opportunities
to improve facilities and provide new amenities in the village, such as a playground. The land
use zoning objectives map identifies land for community use in the village, which could be
developed for community, amenity and recreational development.
The village benefits from an amenity path which follows the line of the river through the
village and provides a valuable recreational walking route. This could be upgraded and
extended. Kilmainhamwood G.F.C is located opposite Edenwood housing development within
easy walking distance of the village centre. Kilmainham R.C. Church is located adjacent to the
village centre with a stone wall defining the roadside boundary. It is surrounded by open
space and mature trees. There are a number of groups of trees in the village which add to its
beauty. There would be merit in carrying out a tree survey in the village. The land use zoning
objectives map identifies amenity areas in the village which could be further developed and
improved upon for community, amenity and recreational purposes.
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6.1 Renaissance Community Plan

The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
The Council will include a policy to work closely with local communities in implementing
village design plans that have been prepared in a public consultation process whilst ensuring
that such plans are consistent with adopted Local Area Plans and development objectives
contained in the County Development Plan.
Policy ED POL 41 seeks to facilitate and support the implementation of Village Design Plans and
other community led projects to enhance village environments that have been prepared through a
public consultation process whilst ensuring that such plans are consistent with adopted Local Area
Plans for such centres and town/village development objectives contained in the County
Development Plan.
A Community Plan for Kilmainhamwood has been prepared by Meath Partnership in January 2013.
The Development Framework for Kilmainhamwood is supportive of the proposals contained in the
Village Plan as they relate to the development boundary of same. The projects which have been
identified as “highest priority projects” in the Community Plan are complementary to the land use
strategy put forward in this Development Framework.

07 Urban Design

Future development in Kilmainhamwood must have particular regard to the existing
architectural heritage in the village. Kilmainhamwood has a number of under utilised sites in
the village centre. The restoration, reuse or redevelopment of under utilised buildings should
be a priority to assist in enhancing the character of the streetscape. Their redevelopment
would improve the amenity of the village by reversal of the dereliction and provision of new
facilities. Re-development of backland areas must be cognisant of the close proximity of the
river and the character of the village. A co-ordinated approach should be employed to
maximise the benefit of a single access. There are a number of protected structures
concentrated in the village core area which add to the architectural form of the village. It
would be desirable to prepare an urban design framework for Kilmainhamwood.

08 Heritage

Kilmainhamwood sits within a picturesque landscape setting and the Council will seek to
protect the character of the village and the open countryside. The village derives its
characteristics and beauty from a location along the banks of the Kilmainham River. To the
north, northeast and southwest and west of the village, the land rises steeply. To the south
stretching to Whitewood Lake, the terrain is flat. The built and natural heritage of the
Kilmainhamwood area are important resources that must be protected and enhanced to add
to the local sense of place and belonging, and also to increase the attractiveness of the area
to residents and visitors. The protection of these resources and presentation of their heritage
value are key considerations in this Development Framework.
Kilmainhamwood has a strong archaeological and built heritage which forms an intrinsic part
of the village’s character. Kilmainhamwood contains three sites on the Record of Monuments
and Places, which are illustrated on the land use zoning objectives map. The village has eight
structures included in the Record of Protected Structures. Future development in
Kilmainhamwood must have particular regard to the existing architectural heritage in the
village. It is widely accepted that the context and setting are equally as important as the
buildings themselves and their details.
Although the village and the surrounding environs hold environmental assets, none are
designated at international or national level; the village does not contain nor is it adjacent to
any Natura 2000 sites. However, the Kilmainham River which flows along the north and east
of the village drains to Whitewood Lough and onto the River Dee which is in the Neagh Bann
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International River Basin District. The diversity of natural and semi-natural habitats in the
Kilmainhamwood environs area including hedgerow, grassland, river and woodland habitats is
notable. A sustainable approach to future development is needed to protect and conserve it.
The protection of the natural environment of Kilmainhamwood is fundamental to the success
of this Development Framework, as it provides the village with its own unique identity and
amenity background. Therefore it is vital to achieve the correct balance between protection of
the natural environment and the future development of the village.

09 Movement & Access

Kilmainhamwood has a simple road layout, comprising a single primary street, with junctions
at either end. There is no car parking provision other than along the street, nor is there a
dedicated bus stop. The pedestrian pathways follow the streets with the exception of the
amenity pathway along the river. It is important that access and car parking are managed in
a way that protects the amenity of the village whilst ensuring that it is an attractive place to
live, shop and visit. Possible realignment of the junction as illustrated in figure 1 below would
enhance parking and safety in the village centre.
Bus Éireann has a scheduled service twice daily which passes through Kilmainhamwood and
provides an important infrastructural link to Dublin, Navan, Nobber and Kingscourt. A
dedicated bus stop would improve safety, traffic flow and enhance the service for the public.
A shelter would encourage more people to avail of the public transport. The present
footpaths are well established and need only minor upgrading and maintenance. Public
lighting and good surfaces are essential to ensure their safe use. The Council will seek to
provide for the extension of footpaths and provision of public lighting to the development
boundaries on all public roads. This should occur concurrently with any new development.

Figure 1: Possible re-alignment of junction to enhance parking and safety also provide on street car
parking
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Strategic Policies
SP 1

To encourage the sustainable growth and improvement of Kilmainhamwood on
an appropriate scale relative to its attractive form and its classification in the
County Settlement Hierarchy.

SP 2

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.
To protect the unique character of the village through the provision of
appropriate infill and new development which has regard to the scale, character,
topography and amenities of the village.
To develop the heritage aspect of the village to encourage recreation,
leisure and tourism by:

SP 3
SP 4

a)
b)
c)
d)
SP 5

Improving the village through strengthening the commercial core.
Improving accessibility in the village.
Protecting the established amenity areas and the built and natural heritage.
Identifying opportunities to develop tourism in the village such as a heritage
route.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Kilmainhamwood in line with
policies WS 29 – WS 36 inclusive in Volume I of this County Development
Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (B1 “Village Centre” G1 “Community Infrastructure” land use zoning
objectives refer) as identified on the land use zoning objectives map, any
significant extensions / change of use / reconstruction shall be subject to an
appropriately detailed Flood Risk Assessment in line with the policies (WS POL
29 - 36) contained in Volume I of the County Development Plan.

Commercial, Economic and Retail Uses
CER POL 1

To preserve and enhance the existing retail and service function of the village.

CER POL 2

To encourage and facilitate the development of new services and facilities in
the village.

CER POL 3

To encourage the appropriate development of vacant, underused and
derelict sites in the village core.
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Community Facilities and Open Spaces
CF POL 1

To promote the provision of a playground to serve the needs of the village.

CF POL 2

To encourage the development of amenity walkways along the streams and
hedgerows.

CF POL 3

To provide for the sustainable expansion of the Kilmainhamwood Day Care
Centre and Nursing Home.

Renaissance Community Plan
REN POL

To facilitate and support the implementation of Kilmainhamwood Community
Plan and other community led projects to generally enhance the village whilst
ensuring that the projects which emanate from same are consistent with the
development objectives contained in this Written Statement for the village.

Heritage
HER POL 1

To seek to conserve and enhance the built and natural heritage of the
village by ensuring that the height, scale, and design of any proposed
development in the village complements the character of the village and
streetscape.

HER POL 2

To protect and conserve the architectural features in the village.

HER POL 3

To require the preservation and re-instatement of traditional details and
materials on existing buildings and where improvements or maintenance
works are being carried out.

HER POL 4

To protect the rivers and watercourses in the village and to have regard to
the bio-diversity value of existing trees and hedgerows.

HER POL 5

To preserve the items identified on the Record of Monuments and Places as
indicated on the land use zoning map.

Movement and Access
MA POL 1

To seek to improve the road configuration to enhance the village centre.

MA POL 2

To seek to manage the existing car parking areas and to provide additional
car parking in order to improve public safety and to enhance retailing and
tourism in the village.

Objectives
Commercial, Economic and Retail Uses
CER OBJ

To encourage the development of a tourist trail utilising the villages of North
Meath.
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Heritage
HER OBJ 1

To preserve trees at the following locations because of their amenity value
and to make tree preservation orders where it is considered appropriate:
- The church Grounds.
- To the rear of the parochial Hall.
- Opposite the school.
- Directly north of Boynagh Cross.
- On the banks of the River.

HER OBJ 2

To seek the development of a linear park along the Kilmainham River to
Whitewood Lake subject to the undertaking of an appropriately detailed
Flood Risk Assessment which will inform the necessary planning consent and
which should not generally increase existing ground levels within these flood
risk zones.

Movement and Access
MA OBJ 1

To maintain and enhance the established pedestrian paths in the village.

MA OBJ 2

To support the development of an identifiable bus stop with at least one
shelter in the village centre. The shelter design shall be such that it
enhances the character and setting of Kilmainhamwood.
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K ilm essan W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites/Natural Heritage
Areas (NHA)

Strategic Flood Risk Assessment
(SFRA)

Kilmessan
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
586
39 No. committed units
159 No. Units
National School
Two churches, Parish Hall, Credit Union
and Garda Station.
No Natura 2000 sites within the
village. However, the River Skane is a
tributary of the River Boyne which is
both a Special Area of Conservation
(SAC) and Special Protection Area
(SPA).
SFRA carried out in accordance with
recommendations of the Strategic
Flood Risk Assessment of the Meath
County Development Plan 2013 - 2019.
Flood Zones A & B identified.

Goal

To make a positive contribution to the development of Kilmessan Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all
sections of the local community.

01 Village Context
Kilmessan is located in the south of County Meath, some 13km from Navan and 10km from
both Trim and Dunshaughlin. Kilmessan lies at the junction of five third class roads which
meet in the centre of the village. It is one of a small number of development centres in the
county which is not served by either a national or regional road. It is considered that this is a
causal factor in the village not having experienced a comparable level of population growth as
other centres in the south and east of the County. Kilmessan, designated as a Village in the
County Settlement Hierarchy, essentially provides local services for a generally rural
hinterland. It has developed in a linear fashion along a county road primarily between the
former Navan-Dublin railway line to the west and the River Skane to the east. The southern
part of Kilmessan has been designated as an Architectural Conservation Area (ACA). Large
mature trees play a very significant role in defining space and views within the ACA.
Furthermore, the attractive stone walls and mature trees within the ACA form a pleasant
backdrop to the village. The village contains a number of buildings which add significantly to
its character.
The statutory land use framework for Kilmessan endeavours to maintain and add to a built
environment that is both attractive and distinctive, and which creates a unique sense of place
for those who both live and work within, as well as those who visit, the village. This will be
achieved through the sensitive treatment of appropriate infill development and the
conservation of important or key buildings. The provision of a compact and vibrant village
centre is essential if Kilmessan is to cater for its current and future population needs in a
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sustainable manner. The consolidation of the village will be enhanced through appropriate
street finishes, footpaths, green spaces and the redevelopment of key neglected infill sites.
The household allocation contained in the Core Strategy of this Plan provides for a more
significant extension than normally befitting a village in the county settlement hierarchy. This
reflects the positioning of the village along the proposed Phase II extension of the Navan –
Clonsilla rail line whilst noting that this project is not expected to be advanced within the life
of the Development Plan. This land use framework provides that lands identified for
development are closely linked to, and integrated with, the existing village fabric, thereby
encouraging more sustainable modes of transportation such as walking and cycling.
Furthermore, it promotes the future development of the village in a co-ordinated, planned
and sustainable manner in order to conserve and enhance the established natural and
historical amenities of the village and its intrinsic character.

02 Water and Wastewater Services
The village is currently served by the Dunshaughlin Sewerage Scheme which was subject to
an extensive upgrade between 2003 and 2006. The scheme serves the town of Dunshaughlin
and a number of villages including Kilmessan, Dunsany and Kiltale. The new wastewater
treatment plant has a current capacity of 12,000 population equivalent (PE). There remains
2,500 PE available in the waste water treatment plant which must be allocated between all of
the settlements served by same. Water supply for the village is obtained from the Kilmessan
water treatment plant which has a capacity of 1,500 PE. The remaining PE for the village is
200. Future development proposals will be considered in this context. There is presently
limited remaining capacity available in the piped water supply to serve Kilmessan having
regard to the existing commitments in the form of extant permissions for multiple unit
residential developments.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Kilmessan and the
realisation of the household allocation from the Core Strategy may not occur until the water
services constraints outlined above have been remedied.

03 Land Use
The land use pattern evident in Kilmessan typifies other villages in the County which have
undergone significant residential expansion during the Celtic Tiger years, a relatively compact
and limited village core with residential developments located off the radial routes to the
village centre. Access to backlands within the village core (identified as B1 “Village Centre”
land use zoning objective) should be conserved. The village centre area has been largely
retained in residential use. Whilst it is accepted that most Irish towns and villages are
characterised by residential uses fronting onto a main street, a level of commercial activity is
also required to make villages viable. In order to ensure that such possibilities can be
realised, the level of residential versus commercial use should be monitored where “living
over the shop” schemes should be promoted to ensure a non-residential ground floor use.
Relaxation of development standards may be considered where appropriate backland
development can provide alternative residential accommodation to secure on-street
commercial activity.
The land use strategy is informed by the reservation of the detailed design of the Navan Rail
Line Phase II to the west and the River Skane and associated flood plains to the east. Whilst
adequate lands have been identified to allow the village to expand upon its residential and
commercial function, it is considered that the lands located between the rear of properties on
the Main Street and the rail line shall be preserved from development during the life of this
plan. This area has been zoned as White Lands with an objective, ‘To protect strategic lands

from inappropriate forms of development which would impede the orderly expansion of a
strategic urban centre’. Should a decision be taken to seek planning consent for the
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development of the rail line and a commitment is given to construct same, the master
planning of this strategic area could be considered.

04 Residential Development
Kilmessan has been the subject of a moderate increase in the extent of residential
development in recent years, specifically the construction of one medium scale residential
development project to the east of the Main Street. This growth is evidenced by the
population increase between 1996 and 2011 from 230 to 586 persons, an increase of some
65% over this 15 year period. The Core Strategy of the County Development Plan seeks to
limit the further expansion of villages at a rate reflective of their position in the County
Settlement Hierarchy. However, as outlined previously, it is recognised that the detailed
design of Phase II of the Navan rail line includes a station to serve Kilmessan. Although a
timeframe has yet to be confirmed for the delivery of this project, the household allocation is
cognisant that the Regional Planning Guidelines emphasise that growth should be focused on
areas served and to be served in the future by public transport. Volume I of the County
Development Plan indicates that the household allocation to Kilmessan endeavours to support
the potential investment in public transport. It will be important to monitor Government policy in
the area of capital infrastructure together with the timeframe for the delivery of the rail line. The
Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 159 no. units to Kilmessan over the 2013-2019 period. There are 39 no.
committed units that relate to six extant planning applications in the village which are
identified on the accompanying land use zoning objectives map.
The average density set down for Kilmessan in the County Development Plan is 35 units per
hectare. It is clear that this is predicated on the delivery of Phase II of the Navan Rail Line as
the average density for all other villages in the County Settlement Hierarchy (Table 2.4
refers) is a more modest 20 no. units per hectare. In this context, there is a requirement for
4.5 hectares of residential land to satisfy this allocation. The areas identified to accommodate
the 159 no. residential units provided for under Table 2.4 of the Core Strategy comprise of
3.94 hectares to the north of the village, 0.6 hectares adjacent to Kilmessan Green residential
development (both identified with an A2 “New Residential” land use zoning objective) and
0.85 hectares zoned for B1 “Village Centre” land use to the north of Evergreen Court and
Kilmessan Village residential schemes. The 3.94 hectare site to the north of the village would
need to be accessed from an existing residential development to the south, Bective Lodge. It
is noted that planning permission has been granted for a new access off the Main Street and
through Bective Lodge to access this land. The development of the 0.6 hectares of
residentially zoned land would be a natural extension of Kilmessan Green residential
development. The 0.85 hectares site identified for village centre uses has the ability to
accommodate residential development in conjunction with commercial uses. Meath County
Council is satisfied that sufficient lands have been identified within Phase 1 of the Order of
Priority to accommodate the household allocation of 159 units. It was considered that the
other sites which were previously identified for residential development in the 2009 Local
Area Plan were considered less favourable taking into account the strategic flood risk
assessment and these lands are not being retained for residential land use as a result. There
was no requirement to identify any lands as Residential Phase II (Post 2019) in the village.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses
Kilmessan is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a
small range of retail services, primarily a local convenience shop, a pharmacy, hair dresser,
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restaurant, butchers, post office, café and two public houses. The village would benefit from
having a greater range and variety of such facilities. Kilmessan featured in the top ten
electoral divisions in Meath to record highest rates of growth, with a population increase of
23.6% between 2006 and 2011. The 2011 Census of Population recorded that 61% of the
population aged 15 years and over resident in Kilmessan are at work. There are a number of
vacant retail units available within the village at present. Kilmessan is located 13km from
Navan which is designated a Large Growth Town I and 10km from Dunshaughlin, a Moderate
Sustainable Growth Town. Having regard to Kilmessan’s designation as a village under the
settlement hierarchy, its proximity to settlements such as Navan and Dunshaughlin and owing
to its road network comprising entirely of county roads, it would not be appropriate to zone
land for industrial uses within the village.
The existing land identified for B1 “Village Centre” land use zoning objective within the village
centre will also provide opportunities for small to medium sized enterprises to develop. There
are a number of commercial units available in a mixed use development located adjacent to
Bective Avenue. Furthermore, there is potential within the village to redevelop existing sites.
A site of 0.85 hectares to the north of Evergreen Court to the rear of a dwelling fronting onto
the Main Street represents a redevelopment opportunity within the village centre. This
Development Framework has ensured that sufficient and appropriately located land for village
centre uses and employment generating uses has been identified for the life of the County
Development Plan and beyond.

06 Community Facilities and Open Spaces
Saint Joseph’s National School is located centrally within the village. Immediately adjacent to
the school is the Roman Catholic Church, the Church of the Nativity of Mary. The R.C Church
which was first erected c. 1820 but more recently modernised as a Protected Structure. The
former national school which is a detached five-bay two storey building built c. 1927 stands
to the south of the R.C Church. Kilmessan Parish Church (C of I) is located further to the
south of the village and was first built in 1731. The Credit Union and Garda station are
located to the north of the Church of Ireland.
Whilst Kilmessan has a strong sporting ethos, there is a lack of sporting facilities within the
village itself. The well known hurling and camogie club is located 1km from the village on the
Ringlestown Road while Kilmessan Parish joins with Dunsany for Gaelic football utilising the
pitch in Dunsany. The badminton club uses the GAA pavilion on the Ringlestown road.
Kilmessan ladies and men’s soccer teams currently train at the astroturf pitch at the GAA
grounds and are seeking a suitable location for a pitch. There is a considerable amount of
land zoned F1 “Open Space” within the development envelop which could be utilised for
active and passive recreational amenities. Furthermore, the 2009 Kilmessan Local Area Plan
indicated a shortage in burial space in Kilmessan. However it is noted that a recent planning
application for an extension to the existing cemetery to the rear of the R.C Church has been
submitted to the Planning Authority. It is considered that the extension to the existing
cemetery will ensure that adequate lands have been identified for this purpose for the life of
the County Development Plan and beyond. The existing level of civic and community facilities
should continue to be monitored to cater for the village’s needs having regard to the
population now resident.
In the 2009 Kilmessan Local Area Plan, land to the west of the village had been identified for
transport and related uses along with an area that was subject to the preparation of a
Framework Plan (LUP 2 refers which sought the creation of employment purposes in the
context of the opening of the railway line and station in Kilmessan). However, the land take
for the provision of the railway line and associated infrastructure has now been identified on
the land use zoning objectives map which differs considerably from that shown on the Local
Area Plan previously, particularly with regard to considerable alterations to the roads
infrastructure to the north and south of the town associated with the existing railway
bridges, both protected Structures. This now allows the removal of the Framework Plan
designation which overlaps with the land take associated with the detailed design of the
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railway line. The remaining zoned land to the south of the village has been amended to a G1
“Community Infrastructure” land use zoning objective which is being reserved for
appropriate uses. The land use zoning objective which applies to the lands to the north has
been replaced as they are effectively landlocked following the detailed design of the rail line.
It is essential that sufficient community facilities are established, catering for all age groups.
Sufficient lands have been reserved for such infrastructure to accommodate both existing
and proposed future populations.
On approaching the village from the east, one crosses Kilmessan Bridge, this lies west of a Tjunction with an open triangular grassed area. The road is well defined by stone boundary
walls at the bridge and by a stone wall that runs the whole way from the T-junction to
Church View and further and around the glebe grounds on the western side. The line of trees
south of the wall reinforces the boundary character of the wall and together they give good
definition to the approach to Kilmessan. St. Mary’s Church sits in a picturesque setting with a
backdrop of large mature trees with mature Irish yews and other smaller specimens to the
foreground. A landscaped open space green area is visible in the front of Bridge View
residential development which is to the west of the Glebe house grounds. A large open space
area associated with Bective Avenue residential development is visible to the north of the
village. It is the policy of the Council to facilitate the improvement and maintenance of open
spaces to a very high standard. There is a significant amount of open space associated with
the proposed River Skane Linear Park. This area acts as a flood plain to the river but could be
developed as an attractive amenity walk. An indicative route for this walkway has been
illustrated on the land use zoning objectives map.

07 Urban Design
The village of Kilmessan developed in a linear format along the former Navan-Dublin railway
line. The river Skane flows to the east of the village. There are a number of two storey
residences along the Main Street some of which have been converted to commercial use. A
two storey mixed use development was constructed at the northern end of the village centre.
Part of the village is designated an Architectural Conservation Area (ACA). The ACA
encompasses St. Mary’s Church of Ireland and graveyard, the former glebe house and
grounds and the police station. The northern end of the ACA includes some houses north of
the Navan road from the east and stops at Kilmessan Bridge over the river Skane. The
meandering roads in and on the perimeter of the ACA are a distinctive part of its character.
The roads change level with the topography and encompass Kilmessan bridge crossing over
the river Skane. The railway bridge with embankments over the former railway line to the
west of the ACA is a significant feature on approach from Curtistown direction. Most of the
buildings within the village core have painted render facades with slate roofs. However, St.
Mary’s Church has a stone west gable. Stone is also used for boundary walls and retaining
walls around the church grounds and glebe house.
Infill and new proposals must offer high quality designs. The rooflines and elevations of new
buildings should be sympathetic to traditional proportions and established patterns of roof
pitch within the streetscape. Materials should also be traditional to the local area where
appropriate and high quality finishes shall be insisted upon. The reversal of previous
inappropriate alterations will also be encouraged. Contemporary design will be considered on
a case by case basis and shall be analysed in the context of a particular site. Re-development
of backland areas must be appropriate in character and scale with the village. Plot widths
should respect established properties and a co-ordinated approach, should be employed to
maximise the benefit of a single access. Section 11.1.7 and the Meath Rural Design Guide set
down in this County Development Plan deal with Urban Design and Architectural Features. It
would be desirable to prepare an urban design framework for the village.
The southern part of the village is located within an Architectural Conservation Area (ACA)
and this recognises the special significance of the built heritage which characterises
Kilmessan. Care must be taken with regard to any future proposals within the ACA.
Information on ACAs is set down in section 9.6.12 of this County Development Plan. Further
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information on Kilmessan ACA is detailed in the Character Statement which is available on the
Council’s website (www.meathcoco.ie). A summary of significant views and vistas is also
detailed within this document. The best method of conserving historic buildings is to keep
them in active use. While a degree of compromise will be required in adapting a protected
structure to meet the requirements of modern living, it is important that its special interest is
not damaged.

08 Heritage
Kilmessan is located on the River Skane, a tributary of the Boyne and in a landscape of high
visual quality between the Boyne and Tara Hill. Although its buildings are relatively modest, it
is the topography and setting which make the most contribution to its special character. The
focal point of the Architectural Conservation Area (ACA) is at the junction of roads at the
southern end of the village and is characterised by the Market House, which forms an
important visual feature. Other buildings, which add significantly to the character of the
village, include the two churches and their grounds. The attractive stone walls and backdrop
of mature trees within the ACA are a pleasant visual amenity to the village while the area is
enlivened by traditional water pumps, wrought iron gates to the Church of Ireland and Glebe
and railings within the grounds.
There are a number of other buildings and structures of historical significance within
Kilmessan. The village has eleven structures included in the Record of Protected Structures
(RPS). The continued protection of the built heritage of Kilmessan is intrinsic to the sustained
success and viability of the village itself. Kilmessan has two items on the Record of
Monuments and Places (RMP) which are identified on the land use zoning objectives map as
‘sites and monuments’. The Recorded Monuments are a Church, reference ME037-029 and
Earthwork, reference ME037-004.
Although the village and the surrounding environs hold environmental assets, none are
designated at international level; the village does not contain nor is it adjacent to any Natura
2000 sites. However, the River Skane is a tributary of the River Boyne which is designated a
Special Area of Conservation (SAC) and Special Protection Area (SPA). Large mature trees
play a very significant role in defining space and views within the ACA setting. Furthermore,
there are a number of trees and hedgerows around the village which contribute to its rural
character. The protection of the natural environment of Kilmessan is fundamental to the
success of this Development Framework, as it provides the village with its own unique
identity and amenity background. Therefore it is vital to achieve the correct balance between
protection of the natural environment and the future development of the village.

09 Movement & Access
The underlying movement strategy for the village aims to ensure that:
•
•
•
•

The development of the area creates movement along looped routes so that internal
village movement can take place independently of the Main Street, which carries most of
the through traffic;
Pedestrian and cycle movement is encouraged to keep vehicular traffic to a minimum;
Streets are designed to encourage pedestrian activity to make going outside a safe and
pleasant experience; and,
All vehicular roads are designed in a manner that incorporates passive calming of traffic.

In addition, the Development Framework is also cognisant of the medium to longer term
potential of the delivery of Phase II of the Navan Railway line from Dunboyne (M3) to Navan
including a station at Kilmessan. The movement strategy seeks to maximise the potential use
of public transport with the Development Framework envelop as a result.
The 2011 Census recorded that 65% of persons normally resident in Kilmessan aged 5 years
and over travel by car to work, school or college. The development of public transport links is
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critical to ensure a better modal split in favour of public transport away from the private
motor vehicle. Kilmessan is strategically placed along the Navan-Dublin railway line. Phase II
of the Navan Railway line would involve the re-opening of the railway line from Dunboyne
(M3) to Navan. This includes a station to serve Kilmessan. A timeframe has yet to be
confirmed for the delivery of this project. However, it is the intention of this Development
Framework to protect the designed route of the rail line extension from development which
would compromise its future delivery.
Bus Éireann Route 134, Dorey’s Forge-Dunsany-Navan, provides one pick up in Kilmessan
once a week on a Thursday and one drop off on the same day. It would be beneficial to
provide a more regular service as it is important that a village the size of Kilmessan maintains
good transportation links to surrounding urban areas, such as Navan, Trim and Dunshaughlin,
in order to attract future population and potential business opportunities. Further, it is
important to manage vehicular traffic passing through the village and to provide safe crossing
facilities for pedestrians and cyclists.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.

Policies
Water and Wastewater Services
WWS POL

To endeavour to provide adequate potable water and wastewater treatment
infrastructure that is sufficient to meet the development needs of the village
within this Plan period. However, the Council acknowledges that there are
significant constraints on the capacity of the existing infrastructure and may
consider restricting development in circumstances where such infrastructure
is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Kilmessan in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

The Eastern CFRAM flood mapping and management plan when complete
and available will provide additional clarity to flood mapping and risk
management measures than was available to inform the land use zoning
objectives presented for Kilmessan. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
Written Statement / Volume I of the County Development Plan.

Commercial, Economic and Retail Uses
CER POL 1

To maintain and improve the vitality and viability of Kilmessan Village Centre
area as the focus of all commercial and retail activity, in order to ensure
both a mixture and variety of local shopping to serve the shopping needs of
the local community.
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CER POL 2

To consolidate the central area of the village for commercial uses.

CER POL 3

To reserve access to backlands at appropriate locations as indicated on the
accompanying land use zoning objectives map.

Community Facilities and Open Spaces
CF POL 1

To reserve the area to the rear of the National School identified with a G1
“Community Infrastructure” land use zoning objective for the future
development of the school.

CF POL 2

To support the provision of all-weather playing facilities and hard courts
within the village.

CF POL 3

To protect the sites of existing facilities and support their further
development and expansion.

Urban Design
UD POL 1

To preserve the character of the village by requiring that the height, scale,
and design of any proposed development within the village should
complement the character of the village and its open space, and not
diminish its distinctiveness of place.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual
sense with good urban design with appropriate attention to orientation and
landscaping.

UD POL 3

To enhance landmark/focal points in
neglected/infill sites and obsolete areas.

UD POL 4

To secure high quality developments which utilise a design approach with a
strong village character.

Kilmessan

by

redeveloping

Heritage
HER POL 1

To protect existing wildlife corridors including watercourses, wetlands, trees
and hedgerows within the Development Framework envelop.

HERPOL 2

To have regard to the bio-diversity value of existing trees and hedgerows
and seek to retain such features in areas that are likely to be developed.

HERPOL 3

To protect trees identified on the land use zoning objectives map to the front
of St. Josephs Church and generally within the Architectural Conservation
Area.

HERPOL 4

To protect the natural landscape setting which is identified as being of high
value in the Landscape Character Assessment in the County Development
Plan.
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Movement and Access
MA POL 1

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 2

To require screened parking in the village centre.

MAPOL 3

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

MAPOL 4

To require the extension of footpaths, cycleways and public lighting to the
development boundaries on public roads in association with further
development.

Objectives
Flood Risk
FR OBJ

To undertake regular maintenance of the Kilmessan Bridge to reduce
probability of structure blockage.

Land Use/Transportation
LU OBJ 1

To protect the detailed design route for the railway line and associated
infrastructure, as identified as R1 “Rail Corridor” land use zoning objective
on the land use zoning objectives map, and ensure it is kept free from
development.

LU OBJ 2

To reserve an area for Park and Ride facilities adjacent to the R1 “Rail
Corridor” reservation identified with a G1 “Community Infrastructure” land
use zoning objective to ensure that an area is protected for such uses
adjacent to the railway line.

Community Facilities and Open Spaces
CF OBJ

To seek to identify a suitable site for a playground.

Movement and Access
MA OBJ 1

To facilitate the development of a railway station, park and ride facility and
associated infrastructure as part of the delivery of Phase II of the Navan Rail
Line.

MA OBJ 2

To implement appropriate traffic management
improvement measures throughout the village.

and

environmental
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Longw ood W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not
built)
Household
Allocation
(Core
Strategy)
Education
Community Facilities

Natura 2000 sites/Natural Heritage
Areas (NHA)
Strategic Flood Risk Assessment
(SFRA)

Longwood
Village - Local centre for services and local
enterprise development
Fourth tier retail centre
1,378
90 No. committed units
40 No. Units
National School and Secondary School
Parish hall, Garda station, Credit Union,
Health Centre, Crèche, Playschool, R.C.
Church, Community Centre and GAA
grounds.
No Natura 2000 sites within the village.
SFRA carried out in accordance with
recommendations of the Strategic Flood
Risk Assessment of the Meath County
Development Plan 2013 - 2019. Flood
Zones A & B identified.

Goal

To make a positive contribution to the development of Longwood Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all
sections of the local community.

01

Village Context

Longwood is a medium sized rural village located in south east County Meath. The village is
located 50km from Dublin, 13.5km from Kinnegad, 15km from Trim and 8km from Clonard.
The River Boyne flows approximately 1km west of Longwood and the River Blackwater flows
to the east of the development boundary. The village is 2km east of the Boyne aqueduct at
the junction with the Royal Canal. At its closest, the Royal Canal is approximately 720 metres
from the development boundary of the village. The existence of the village is suggested to
derive from the Episcopal links between two important religious centres; Clonard and Trim.
The considerable amenity and heritage qualities of Longwood are largely derived from the
quality of the central area of the village. The historic main street is orientated roughly eastwest with a large triangular shaped village green to the western end and a graveyard to the
eastern end.
Longwood, designated as a Village in the County Settlement Hierarchy, essentially provides
local services for a generally rural hinterland. The statutory land use framework for Longwood
endeavours to maintain and add to a built environment that is both attractive and distinctive,
and which creates a unique sense of place for those who both live and work within, as well as
those who visit, the village. This will be achieved through the sensitive treatment of infill
development and the conservation of important or key buildings particularly within the
Architectural Conservation Area (ACA). The provision of a compact and vibrant village centre
is essential if Longwood is to cater for its current and future population needs in a sustainable
manner. The consolidation of the village will be enhanced through appropriate street finishes,
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footpaths, green spaces and the public domain generally and the redevelopment of key
neglected sites and obsolete areas.
The household allocation contained in the Core Strategy of this Plan provides for a moderate
increase in population befitting the village’s position in the county settlement hierarchy. This
land use framework provides that new land-use zonings are closely linked to, and integrated
with, the existing village, thereby encouraging more sustainable modes of transportation such
as walking and cycling. Furthermore, it promotes the future development of the village in a
co-ordinated, planned and sustainable manner in order to conserve and enhance the
established natural and historical amenities of the village and its intrinsic character.

02

Water and Wastewater Services

The village is currently served by Longwood waste water treatment plant located to the
southeast of the village outside the development boundary. It is designed to cater for a
design capacity of 1,500 population equivalent (PE). Water supply for the village is obtained
from the Longwood water treatment plant. There is a planned upgrade of the existing plant
to provide an additional 500 P.E, bringing the total capacity of the plant to 2,500 PE. This
upgrade is dependent on the availability of funding. There is presently no remaining capacity
available in the waste water treatment plant or water treatment plant, having regard to the
existing commitments in the form of extant permissions for multiple unit residential
developments.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Longwood and the
realisation of the household allocation from the Core Strategy may not occur until the
wastewater and water services constraints outlined above have been remedied.

03

Land Use

The street pattern within Longwood reflects a simple layout arranged around a main street
with connections to three routes to the east end and two to the west. The land use pattern
evident in Longwood typifies other villages in the County which have undergone significant
residential expansion during the Celtic Tiger years, a relatively compact and limited village core
with residential developments located off the radial routes to the village centre. Access to
backlands within the village core (identified as B1 “Village Centre” land use zoning objective)
should be conserved. Community uses are concentrated on the Enfield road (two schools,
graveyard and church). However, the community centre and Garda station are located
adjacent to the Fair Green. Further, individual residences generally on large plots can be seen
north and south of the Fair Green. A substantial portion of the two storey dwellings on the
main street have been retained in residential use however a number of ground floors have
been converted to commercial uses. A mixed use development was constructed at the western
end of the main street opposite the old Garda barracks with commercial units at ground level
and residential units at first floor level.
The proposed land use strategy seeks to retain and extend the commercial core of the village
to the main street with a large area identified for expansion on the Enfield Road opposite the
secondary school. It is proposed to consolidate the residential function of Longwood opposite
and ensure that the majority of residents can walk to local commercial and community uses.
The Enfield Road is also the location of the proposed employment lands which further
consolidates the proposed land use strategy for the village.

04

Residential Development

Longwood has been the subject of a significant increase in the extent of residential
development in recent years, specifically the construction of medium scale residential
development projects. This growth is evidenced by the population increase between 1996
and 2011 from 186 to 1,378 no. persons. This represents a seven fold population increase
over a 15 year period. The Core Strategy of the County Development Plan seeks to limit the
further expansion of the village to a more moderate rate reflective of the villages’ position in
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the County Settlement Hierarchy. Further development and growth will also need to take
account of the village’s ability to grow in a sustainable manner without causing unacceptable
impacts upon the surrounding environment. This policy framework endeavours to facilitate
the continued growth of well designed, sustainable new residential communities, which are
integrated with the existing village’s built environment. The level of future residential
development will also be affected by the availability of waste water and water services as
outlined in the preceding section.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 40 no. units to Longwood over the 2013-2019 period. There are 82 no.
committed units within the village that relate to four planning applications which are not due
to expire until 2014. 1 The average density set down for Longwood in the County
Development Plan is 20 units per hectare. In this context, there is a requirement for 2
hectares of residential land to satisfy this allocation. The Planning Authority is satisfied that
sufficient lands have been identified within Phase 1 of the order of priority to accommodate
the household allocation of 40 units.
The area identified to accommodate the 40 no. residential units provided under Table 2.4 of
the Core Strategy comprise of 2.09 hectares located to the rear of the secondary school. It is
acknowledged that the existing access to these lands is substandard. A new access point will
need to be provided off the Enfield road in conjunction with the development of these lands.
All other sites which were previously identified for residential development in the 2009 Local
Area Plan were considered less favourable on the basis of applying the sequential approach
from the village centre outwards. All other remaining lands are identified as Residential Phase
II (Post 2019) and are not intended for release within the life of this County Development
Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Longwood is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a
small range of retail services, primarily two local convenience shops, butchers, two public
houses, an antiques shop and dry cleaners. The village would benefit from having a greater
range and variety of such facilities. The existing land identified for B1 “Village Centre” land
use zoning objective will also provide opportunities for small to medium sized enterprises in
addition to retail and commercial uses. There are currently a number of retail units vacant
and available at the western edge of the village centre. Further, there is a large parcel of land
extending to approximately 1.2ha located on the Enfield road which is also zoned for village
centre uses. Other opportunities exist within the village centre to redevelop brownfield sites.
For example, there is a derelict dwelling on a site off the Trim road zoned for village centre
uses which could be redeveloped.
The 2011 Census of Population recorded that there were 728 persons aged 15 years and over
in the labour force within Longwood and of these, 84.3% (614 persons) were at work. The
unemployment rate for this area was 15.7% compared with a national average rate of 19%.
However, of the 614 workers enumerated in Longwood, 77% (470 persons) worked outside
1

It is noted that the corresponding figure in Table 2.4 of Volume I of the County Development Plan is
70. However in the intervening period, planning permission for 14 units was granted by An Bord
Pleanála (TA101328) and planning permission for 2 units has expired (TA800232). Further, planning
permission (TA803281) for 8 residential units and 1 commercial unit would not appear to have been
accounted for under the DoE returns/County Development Plan Volume I preparation.
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the area. The employment land zoned under the 2009 Longwood Local Area Plan is located
on the Enfield road. This land is identified within the Framework Plan 1 (FP1) boundary. It is
intended to retain this land for the creation of employment opportunities locally however it is
noted that a small section of these lands are located within Flood Zone A corresponding with
the 1:100 year flood event. The area within Flood Zone A has been identified as F1 “Open
Space” on the land use zoning objectives map which accompanies this Written Statement. A
further larger part of these lands is within Flood Zone B corresponding with the 1:1,000 year
flood event. In accordance with the Flood Risk Guidelines, industrial uses are considered to
be a less vulnerable type of development. Therefore, the area within Flood Zone B has been
identified on the land use zoning objectives map as an interface with flood zones in which
less vulnerable uses are considered appropriate and will be subject to a site specific flood risk
assessment at development management stage. The identification of any additional lands for
industrial or manufacturing uses in Longwood would be inappropriate as it could militate
against the orderly development of such uses in Enfield, which is 9km from Longwood and
designated as a Local Employment Centre in the County Development Plan. This
Development Framework has ensured that sufficient and appropriately located land for village
centre uses and employment generating uses has been identified for the life of the County
Development Plan and beyond.

06

Community Facilities and Open Spaces

There is a primary (St. Nicholas Primary School) and secondary school (St. Fintina’s Post
Primary School) in Longwood. Both are located on the Enfield road. The R.C Church is also
located on the Enfield road within the village centre area. St. Mary’s cemetery which was
established in c. 1920 is located opposite the R.C Church adjoining St. Fintina’s Post Primary
School. There are a number of community buildings clustered around the Fair Green adjacent
to the village centre. The old Garda Barracks, which is a Protected Structure, remains vacant.
The old national school is being used by Rainbow Lane Childcare Service which provides a
sessional preschool service. The community centre is located immediately adjacent to the old
national school and the Garda Station is located behind the old barracks. The GAA ground is
located on the Clonard road and is within the Development Framework envelop. The
Renaissance Community Plan indicates that it is intended to develop a Multi Use Games Area
adjacent to the existing GAA facilities. It is essential that sufficient community facilities are
established, catering for all age groups. There is a substantial parcel of land amounting to
approximately 6.8 hectares zoned for G1 “Community Infrastructure” land use zoning
objective to the south of the St. Nicholas Primary School located on the Enfield road. This
ensures sufficient land is reserved for future educational needs and to accommodate
community infrastructure for both the existing and proposed future populations.
The Fair Green in the centre of the village is a considerable amenity for the residences of
Longwood. Trees define the north and west sides of the green and contribute greatly to its
attractiveness. Stone walls with upright coarse stone copings continue from the outbuildings
of the old Garda Barracks along both road sides and conclude at the open space of the Fair
Green. It is an objective of the Council to restore the old Garda Barracks at the Fair Green as
a community facility and to create a strong focal point in Longwood. Further, it is an objective
of the Council to improve and landscape the Fair Green. The Fair Green defines the eastern
boundary of the ACA by a row of mature trees. The distinctive village form comprises a wide
main street which is impressive in its scale for such a small village. The boundary treatment
to the front of the graveyard on the Enfield road is most noticeable consisting of ornate metal
railings, stone gate piers, metal gates and a metal arch above. There is a large grotto, dating
back to 1988, inside the wall and railings which addresses the road.
There is a large green space laid out in front of the graveyard and large mature trees form a
backdrop to the shrine and graveyard. A number of isolated open spaces within residential
schemes are visible which provide recreational space for surrounding residences. It is the
policy of the Council to facilitate the improvement and maintenance of these spaces to a very
high standard. The GAA grounds located on the Clonard road represents a substantial area of
recreational open space. Further the land to the north of the new primary school has been
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developed as a soccer pitch. Leading on from the soccer pitch, there is a linear area of open
space along the southern end of the development boundary. This area of open space is
adjacent to a stream, south of Brackinrainey Wood residential development, and has the
potential to become a wildlife corridor if landscaped for biodiversity and developed for
recreational purposes. The development of this walkway is proposed under the Longwood
Renaissance Community Plan. Furthermore, the Community Plan indicates the intention to
develop an amenity walkway from the village along Ribbontail Lane to the Royal Canal.

6.1

Renaissance Community Plan

The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
This Development Framework will include a policy to work closely with local communities in
implementing village design plans that have been prepared through a public consultation
process whilst ensuring that such plans are consistent with adopted development objectives
contained in the County Development Plan (ED POL 41 of Volume I of County Development Plan
refers).
A Community Plan for Longwood has been prepared by Meath Partnership in January 2013.
The Development Framework for Longwood is supportive of the proposals contained in the
Village Plan as they relate to the development boundary of same. The projects which have
been identified as “highest priority projects” in the Community Plan are complementary to the
land use strategy of this Development Framework.

07

Urban Design

08

Heritage

Longwood evolved as a rural market town and serves a broadly rural hinterland. The village
has a very wide main street with the old Barracks framing its western end. Beyond this lies
the impressive tree lined Fair Green. The central area in Longwood has a strong rural village
architectural quality whereby buildings are predominantly two-storey with hipped slate roofs,
plastered and painted. The two-storey dwellings access directly to the street with little or no
set-backs or front gardens provided. The village centre area is designated an Architectural
Conservation Area (ACA) as shown on the land use zoning objectives map. St. Mary’s
Cemetery terminates the main street to the east. Housing estates have been constructed to
the north and south of the Fair Green and to the northeast of the ACA off the Trim road. A
substantial portion of new housing is suburban in character and is not compatible with the
previous predominant rural character of the village. The prevailing building materials in the
village centre are rendered and painted facades with hipped and pitched slate roofs. Timber
was originally used for windows and doors and as such forms standard elements of the
archetypal shop-fronts. Some buildings within the ACA retain these which add to the visual
richness of the area. Care must be taken with regard to any future proposals in this area. A
more detailed appraisal is provided in the Character Statement for Longwood which is
available on the Council’s website (www.meathcoco.ie). Further, information on ACAs is set
down in Section 9.6.12 of this County Development Plan Volume I. The best method of
conserving historic buildings is to keep them in active use. While a degree of compromise will
be required in adapting a Protected Structure to meet the requirements of modern living, it is
important that its special interest is not damaged. It would be desirable to prepare an urban
design framework for the village. However, in the interim applicants should refer to the
Character Statement prepared for the village and Section 11.1.7 of the County Development
Plan.

Longwood is recorded as a possession of the Hospital of Crutched Friars of St. John the
Baptist, at Newtown Trim, at the dissolution of the monasteries in 1540. The jurors recorded
that at Longwood there was a castle, six houses, 40 acres arable, 60 acres pasture, moor and
underwood, valued at 40 shillings sterling. The village has changed significantly from these
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beginnings although a number of buildings and structures of historical significance still
remain. The village has nine structures included in the Record of Protected Structures (RPS).
The continued protection of the built heritage of Longwood is intrinsic to the sustained
success and viability of the village itself. One of the notable buildings is the Roman Catholic
Church. It was built in 1841 and has been renovated several times since. As outlined
previously in this written statement, the central core of the village is an Architectural
Conservation Area.
Longwood has no items on the Record of Monuments and Places (RMP). Although the village
and the surrounding environs hold considerable environmental assets, none are designated at
international level; the village does not contain nor is it adjacent to any Natura 2000 sites. A
tree survey carried out in May 2008 in the village, has identified trees, which are considered
of ecological, conservation or amenity value. It is an objective of the Council to seek the
implementation of the actions recommended in the tree survey. Furthermore, a number of
trees have been identified on the land use zoning objectives map for protection. The
protection of the natural environment of Longwood is fundamental to the success of this
Development Framework, as it provides the village with its own unique identity and amenity
background. Therefore it is vital to achieve the correct balance between protection of the
natural environment and the future development of the village.

09

Movement & Access

The underlying movement strategy for the village aims to ensure that:
•
•
•
•
•

The development of the area creates movement along looped routes so that internal
village movement can take place independently of the Main Street, which carries most of
the through traffic in the village;
Public transport accessibility is maximised;
Pedestrian and cycle movement is encouraged to keep vehicular traffic to a minimum;
Streets are designed to encourage pedestrian activity to make going outside a safe and
pleasant experience, and;
All vehicular roads are designed in a manner that incorporates passive calming of traffic.

The dominance of traffic and lack of pedestrian facilities presently undermines the character
of the village centre. The main conflict arises at the roundabout at the eastern end of the
Main Street. This is added to by casual parking on the Main Street itself. It is important,
therefore, to manage vehicular traffic passing through the village and to provide safe crossing
facilities for pedestrians and cyclists. Access to residential land to the rear of the secondary
school is contingent upon the provision of a new access road off the Enfield road. This access
road would need to be provided in conjunction with the development of the residential land.
A link road is identified on the land use zoning objectives map from the Clonard road to the
L-80313-0 however this is to be delivered in conjunction with residential land which is
identified as Phase 2 in the Order of Priority and therefore it is not envisaged to be delivered
over the lifetime of this Plan.
The development of public transport bus links is critical to ensure a better modal split in
favour of public transport away from the private motor vehicle. It is noted that the 115/115A
Dublin to Mullingar bus service stops at Longwood. The provision of a scheduled bus service
from Longwood to the railway station in Enfield would be beneficial. Further, it is essential
that a village the size of Longwood maintains good transportation links to surrounding urban
areas, such as Trim, in order to attract future population and potential business opportunities.

231

Volume 5

Longwood Written Statement

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with a
pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the town through the provision of appropriate
infill development which has regard to the scale, character, topography and
amenities of the village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.

SP 4

ii) The lands identified with an A2 “New Residential” land use zoning objective but
qualified as “Residential Phase II (Post 2019)” are not available for residential
development within the life of this Development Plan
To require the submission of a Framework Plan for the development of
employment lands off the Enfield road. This area is to provide for the
development of an employment hub at this location. The Framework Plan shall
include the following:
i)

Details of land uses to be accommodated which shall have regard to and be
consistent with the range of uses indicated in the County Development Plan
as being appropriate to lands identified E2 “General Enterprise & Employment”
(Category 3);
ii) A phasing arrangement for the development of the lands;
iii) Pedestrian and cycle linkages from the site to the village centre;
iv) Buildings of innovative and high quality architectural design;
v) A comprehensive landscaping scheme;
vi) Provision of adequate public lighting and footpaths through the lands;
vii) Infrastructural requirements including vehicular access, car parking, vehicle
turning and access for pedestrians, cyclists and people with disabilities;
viii) Site servicing information;
ix) A site specific flood risk assessment and any necessary flood alleviation
measures.

Policies
Water and Wastewater Services
WWS POL

To endeavour to provide adequate potable water and wastewater treatment
infrastructure that is sufficient to meet the development needs of the village
within this Plan period. However, the Council acknowledges that there are
significant constraints on the capacity of the existing infrastructure and may
consider restricting development in circumstances where such infrastructure
is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Longwood in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.
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FR POL 2

Any future planning application lodged with respect to the lands identified
with a G1 “Community Infrastructure” or E2 “General Enterprise &
Employment” land use zoning objective on the Kinnegad Road shall be
accompanied by an appropriately detailed Flood Risk Assessment. The Flood
Risk Assessment shall clearly assess flood risks, management measures and
demonstrate compliance with the “The Planning System and Flood Risk
Management Guidelines for Planning Authorities” (November 2009). The
Flood Risk Assessment shall consider the Sequential Approach within the
subject sites and would typically involve allocating water compatible
development within Flood Zones A and Zone B. Buildings should be sited at
an appropriate finished floor level, which should be above the 1 in 100 year
flood level, with an allowance for freeboard and climate change.

FR POL 3

The Eastern CFRAM flood mapping and management plan when complete
and available will provide additional clarity to flood mapping and risk
management measures than was available to inform the land use zoning
objectives presented for Longwood. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
Written Statement & Volume I of the County Development Plan.

Land Use
LU POL

To reserve access to backlands at appropriate locations and as indicated on the
accompanying land use zoning objectives map.

Commercial, Economic and Retail Uses
CER POL 1

To
promote
enterprise
creation
opportunities
and
encourage
job/employment creation initiatives in line with the sustainable growth of
Longwood and on appropriately zoned and serviced land.

CER POL 2

To facilitate the provision of an Enterprise Centre within the employment
lands.

CER POL 3

To consolidate the central area of the village for commercial uses.

CER POL 4

To maintain
Centre area
ensure both
needs of the

and improve the vitality and viability of Longwood’s Village
as the focus of all commercial and retail activity, in order to
a mixture and variety of local shopping to serve the shopping
local community.

Community Facilities and Open Spaces
CF POL 1

To support the provision and even distribution of a range of social
infrastructure facilities to meet the needs of Longwood in liaison with other
statutory, voluntary, and community groups.

CF POL 2

To protect the sites of existing facilities and support their further development
and expansion.

CF POL 3

To facilitate the development of a new secondary school on lands identified for
G1 “Community Infrastructure” land use zoning objective.

CF POL 4

To facilitate the restoration of the old Garda Barracks for community use.
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CF POL 5

To facilitate the provision of all-weather playing facilities and hard courts
within the Development Framework envelop.

CF POL 6

To investigate a new site on which to locate additional recycling facilities in
Longwood that will be accessible to more members of the public or the local
community.

Renaissance Community Plan
REN POL 1

To facilitate and support the implementation of Longwood Renaissance
Community Plan and other community led projects to generally enhance the
village whilst ensuring that the projects which emanate from same are consistent
with the development objectives contained in this Written Statement for the
village.

REN POL 2

To facilitate the following two amenity walkways as shown on the land use
zoning objectives map:
i) Along Ribbontail lane linking the village and the Royal Canal, and;
ii) From Ribbontail way to land south of Brackinraney Manor residential
development.

Urban Design
UD POL 1

To preserve the character of Longwood by requiring that the height,
scale, and design of any proposed development within the village should
complement the character of the village and its open space, and not diminish
its distinctiveness of place.

UD POL 2

To consider infill and other developments within the confines of the
Architectural Conservation Area for Longwood Village in the context of their
contribution towards the protection of architectural heritage, streetscape and
the visual amenities of the central part of Longwood.

UD POL 3

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

UD POL 4

To enhance landmark/focal points in Longwood by redeveloping neglected
sites and obsolete areas.

UD POL 5

To improve street finishes, footpaths and public domain.

UD POL 6

To encourage the maintenance of original shop fronts and pub fronts, or the
reinstatement of traditional shop fronts where poor replacements have been
installed.

Heritage
HER POL 1

To protect existing wildlife corridors including watercourses, wetlands, trees and
hedgerows within the Development Framework envelop.

HER POL 2

To have regard to the bio-diversity value of existing trees and hedgerows
and seek to retain such features in areas that are likely to be developed.
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Movement and Access
MA POL 1

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 2

To require screened parking in the village centre.

MA POL 3

To require the provision or extension as appropriate, of footpaths, cycleways
and good public lighting standards to the development boundaries on public
roads in association with further development.

Objectives
Community Facilities and Open Spaces
CF OBJ

To provide playground facilities in an area that is accessible to all the
population.

Heritage
HER OBJ 1

To protect the following trees within the village as identified because of their
ecological, conservation or amenity value:
1. Beech (Fagus sylvatica) tree.
2. Two beech (Fagus sylvatica) trees.
3. Ash (Fraxinus excelsior) and Monterey cypress (Cupressus macrocarpa)
trees.
4. Row of Common lime (Tilia europaea) trees.

HER OBJ 2

To seek to implement the actions recommended in the Tree Survey prepared
for Longwood.

Transportation
MA OBJ 1

To prepare a traffic management scheme for the village.

MA OBJ 2

To implement appropriate traffic management
improvement measures throughout the village.

MA OBJ 3

To require that the lands identified for A2 “New Residential” land use zoning
objective off the Clonard road shall only be developed in tandem with the
provision of an appropriately designed link road identified on the land use
zoning objectives map which shall also make provision to provide access to
the adjoining lands identified as Phase II residential land. An alignment for
this roadway shall be agreed with the Roads Authority in writing and the
roadway shall be delivered by the developers of the adjoining residential
lands.

and

environmental
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M aynooth Environs W ritten Statem ent
Settlement
Position in Settlement Hierarchy

Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites
Strategic Flood Risk Assessment

Maynooth Environs
Large Growth Town II – strong, active,
economically vibrant growth towns,
with high quality transport links to
larger towns/city.
Level 3 Sub County Centre
Not available
0 committed units
199 No. Units
None
None
Rye Water Valley/Carton Special Area
of Conservation
Strategic
Flood
Risk
Assessment
carried out as part of the County
Development Plan 2013 – 2019 states
that the Flood Zones will not hinder
future development and zoning for new
development in areas of high flood risk
can be avoided. Flood risk can be
managed by adopting the policies set
out in the County Development Plan
and the recommendations of the
Planning Guidelines.

Goal

To facilitate the development of Maynooth Environs as an integral component of
Maynooth town, providing employment opportunities, residential and supporting
community facilities in a design led, quality environment.

01 Town Context
This Development Framework relates to lands on the northern environs of Maynooth town,
within the administrative area of Meath County Council. The area comprises some 139
hectares of land located approximately 1.5km to the north east of the town centre. It is
bisected by the R157 road which links Maynooth to Dunboyne. The area is bounded generally
by agricultural lands and a small number of residences to the north, agricultural land within
the Maynooth Local Area Plan 2013 to the south, Carton House Demesne (a Protected
Structure) to the east and Pound Hill and agricultural land to the west.
The Development Framework area is composed of two distinct elements; Moygaddy stud, on
lands to the west of the R157, and the Carton Demesne lands located to the east of the
R157. The lands to the west of the R157, of some 98 hectares, are currently in use as a stud
farm. The existing buildings on these lands reflect this use and consist of a purpose built stud
dating from the 1830’s. The lands to the east of the R157 amount to approximately 41
hectares and consist of a mixture of pasture, scrub, and woodland associated with Carton
Demesne.
The topography of the Development Framework lands to the west of the R157 is undulating,
with lands sloping towards the River Rye Water, which forms the southern boundary of the
Development Framework area. A tributary (Glashroneen stream) of the River Rye Water flows

236

Volume 5

Maynooth Environs Written Statement

through the centre of this portion of the framework area in a north-east/south-west direction
adjacent to Moygaddy house and Moygaddy castle.
Maynooth is a designated growth centre in the Regional Planning Guidelines. It is a major
University Town with a growing student and residential population with established rail and
motorway links to Dublin and the West. The area is well placed to take advantage of its
proximity to the national roads network and Dublin Airport as well as national rail network.
The development of the Maynooth Environs is envisaged by Meath County Council as a
natural extension to the town of Maynooth and as a location for employment generation in
the context of its location within the Metropolitan area of the Greater Dublin Area.
The aim of this Development Framework is to support the sustainable development of the
Northern Environs of Maynooth through the creation of a new dynamic area, which will
integrate with the town’s existing urban area. It is envisaged that the Environs will be a focal
point for science and technology employment, with high quality knowledge based jobs
utilising the synergy with NUI Maynooth as a centre of excellence for research and
innovation. The intention is to create a unique employment hub centred on a high tech/bio
tech campus within the Carton Demesne and Moygaddy lands.
In order to facilitate the delivery of the vision for the Maynooth Environs, land use,
movement and access and natural and built heritage strategies have been identified in this
Written Statement. The land use strategy seeks to accommodate population growth in
accordance with the levels of growth provided for in Table 2.4 (Core Strategy) of the County
Development Plan and to provide for distinctive quality driven residential development and
essential local commercial and community facilities. In addition, the land use strategy seeks
to provide opportunities for expanding the existing employment base of the town and to
ensure that adequate provision is made for appropriate commercial and community
development to serve future residents. Meath County Council has also had regard to the
statutory Local Area Plan for Maynooth (2013) adopted by Kildare County Council to ensure
that an integrated approach to planning is established for the combined development envelop
of Maynooth.

02 Water and Wastewater Services
It is essential that there is a high quality service provision of public utilities in the interests of
the proper planning and sustainable development of the area. A foul sewage network and
surface water drainage system is required to be provided in order to facilitate development
within the Development Framework area. The objective to provide for the construction of the
Maynooth Outer Relief Road provides an opportunity to construct a sewer and ring main
linking the sewer and trunk main in the Dublin Road to the residential development in the
Mariavilla area. It is envisaged that lands will be utilised for the purposes of surface water
attenuation, drainage, and forming attractive water features within a natural parkland setting.

2.1 Water Supply
Water to Maynooth is fed from two reservoirs, Kilcock and Ballygoran, which supply
approximately one third and two thirds of the town’s requirements respectively. There are
currently no public water mains located within the Development Framework lands.
A 450mm trunk water main is located in the Dublin Road (R148) which provides the feed
from Ballygoran reservoir to Leixlip. A 200mm connection off this main provides water supply
to Carton Demesne via the Blakestown entrance. There is a 100mm main on the Dunboyne
Road which serves the Carton Avenue area of Maynooth. The existing Carton supply main can
cater for the proposed development there. Within the administrative area of Kildare County
Council, in Carton Demesne, there is a 200mm diameter water-main (in private ownership)
which connects to a 450mm diameter water-main on the R148 to the south of the study area.
There is no water supply infrastructure in the Moygaddy lands within the Development
Framework area which would be suitable for the supply of water for the quantum of
development which is envisaged. Houses and the farm in the area are currently served by
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wells. However pumping tests have demonstrated that the level of abstraction would not be
capable of serving the Moygaddy lands, but may have grey water potential.

2.2 Waste Water
Currently there is no available foul wastewater sewer network or treatment capacity locally to
serve the Development Framework lands. There is no gravity main either on the R157 or the
other two local roads which traverse the lands. The nearest public sewers to the
Development Framework lands is a 225mm gravity sewer in the Dunboyne Road which
discharges to the Kildare County Council pumping station located between the Dunboyne
Road and the Lyreen River. This is pumped via a 450mm rising main along the Dublin Road
to the gravity sewerage system in Leixlip. The foul effluent from the existing hotel and
residences in Carton Demesne drain to this sewer via a mixed gravity and pumped system.
There is no foul sewerage network available within the Moygaddy lands. Existing dwellings
are served by individual wastewater treatment systems, typically septic tanks and percolation
areas.
The disposal of wastewater from the northern environs will require the agreement of Kildare
County Council for connection to the network and treatment at Leixlip Wastewater Treatment
Plant. Development on Carton Estate can be serviced by utilising the scheme currently in use
there, with connection to the 450mm public sewer. In order to facilitate the supply of
serviced land, in respect of foul drainage, a new network will be required for the Moygaddy
lands.

2.3 Future Water Services Capacity
Meath County Council has secured agreement with Kildare County Council to provide up to
10,000 Population Equivalent capacity (both water and wastewater) to be assigned between
both Maynooth and Kilcock, as decided by Meath County Council. However, Kildare County
Council will not be in a position to provide this capacity (particularly water) until such time as
they can realise required planned capital expansion works. This is expected to be during
2015. The pipelines required to avail of this capacity are to be developer delivered as demand
arises. The Council has no plans to provide these pipelines. Development proposals will be
considered in this context.

2.4 Surface Water Services
Currently there is very limited surface water capacity locally to service the Development
Framework lands. There is no surface water infrastructure either on the R157 or the other
two local roads which traverse the lands.
Several river catchments serve to drain the subject lands. These include:
•
•
•

Lyreen River
Rye River
Glashroneen River

The Rye River and its tributaries are considered both a regionally important salmonid system
and an important spawning tributary of the River Liffey main channel. Development has
potential to impact on both the quality and quantity of the surface water runoff in these
catchments.
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03 Land Use
The principal land uses envisaged in the Maynooth Environs are residential and commercial
uses which are discussed further in sections 4 and 5. The land use zoning objectives map has
identified the lands required to accommodate the allocation of 199 no. units provided for
under the Core Strategy. This followed the carrying out of an examination of the lands
previously identified for residential land use in the 2009 Maynooth Environs Local Area Plan
and still available for development. The lands which have been identified for residential land
use arising from this evaluation largely arise from the desire to consolidate development
around the proposed neighbourhood centre / community zoned lands as a focal point in the
Environs. The residential and employment lands identified as Phase 1 are located close to the
proposed Maynooth Outer Relief Road which will facilitate connections to the town centre
from the area and also to the proposed educational campus to the south of same. The lands
identified for G1 “Community Infrastructure” land use zoning are available should the
Department and Education and Skills determine that there is a requirement to provide a
school in this area during the period of this County Development Plan or to advance the
provision of a school during this time.
A phasing strategy has also been devised for the release of the employment zoned land. The
lands identified for release in Phase I are located primarily to the northwest of the R157
within Moygaddy. The inclusion of the lands will facilitate the delivery of the Maynooth Outer
Relief Road which is considered a strategic objective of this Development Framework and also
the Maynooth Local Area Plan 2013 adopted by Kildare County Council.
The Planning Authority has also identified 1.62 hectares of lands at Moygaddy House and
stable complex for D1 “Tourism” use which seeks to provide for appropriate and sustainable
visitor and tourist facilities and associated uses. No vulnerable land uses are proposed on
lands which have been identified in the Flood Risk Assessment as being liable to flood.

04 Residential Development
The Council will ensure that proposed developments will deliver high quality living
environments. New schemes will be required to ensure the adequate provision of open space
and services commensurate with the needs of the existing and proposed communities. The
proposed layouts shall retain a good level of pedestrian and cycle permeability and support
the provision of strategic linkages/connections within the lands of this Development
Framework.
Section 2.3.1 of Volume 1 of the County Development Plan outlines the Settlement Hierarchy
for the county. 199 no. units have been allocated to the Maynooth Environs in the Core
Strategy of the County Development Plan as indicated in Table 2.4 therein. There are no
extant permissions for multiple residential unit developments in place in the Maynooth
Environs.
The average density set down for Maynooth Environs in the County Development Plan (Table
2.4 refers) is 35 units per hectare. In this context, there is a requirement for approximately
5.7 hectares of residential land to be identified to satisfy this allocation. There remain 10.4
hectares of lands identified within the existing Maynooth Local Area Plan 2009 for residential
use or for mixed / commercial uses which could accommodate residential use. Residential
lands will be delivered on a phased basis as illustrated on the land use zoning objective map.
This followed the carrying out of an examination of the lands previously identified for
residential land use noting that all previously identified lands are still available for
development. The lands which have been identified for residential land use arising from this
evaluation largely arise from the desire to consolidate development around the proposed
neighbourhood centre / community zoned lands as a focal point in the Environs. The other
sites which were previously identified for residential development in the Maynooth Local Area
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Plan (2009) were considered less favourable on the basis of the evaluation undertaken. All
other remaining lands are identified as Residential Phase II (Post 2019) and are not intended
for release within the life of this County Development Plan.
The previous local objective for Carton Demesne contained in the Maynooth Local Area Plan
(2009) which provided for 100 no. residential units as part of an integrated SMART Park in
the form of collegiate style housing and woodland units has not been included in this
Development Framework. Housing shall only be considered on appropriately zoned lands.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.
The Settlement Strategy of this Development Plan emphasises that Large Growth Towns are
to accommodate significant new investment in transport, economic and commercial activity
and housing. They should act as important regional economic drivers for the Greater Dublin
Area in addition to being important centres for delivery of public and local services. The
introduction of this quantity of housing set out in the Core Strategy to the Environs will
radically alter the character of this area. It is important that development occurs in a manner
that recognises and responds to the heritage in the vicinity and that supporting services are
provided for the new residents of the area.

05 Commercial, Economic and Retail Uses
Commercial uses for the Maynooth Environs are based on the Economic Strategy objectives
which focus on the development of Life Sciences, High Tech, Bio Tech, ICT, Research &
Development synergies with NUIM and major employers already established in the sub region
(Intel, Hewlett Packard) and development of key linkages and partnerships with NUIM. The
Economic Strategy contained within Volume I of the County Development Plan seeks to brand
this area as a centre of excellence in the knowledge based economy. The objective is to
foster a ‘dynamic partnership’ between multi-national companies, indigenous Small and
Medium-sized Enterprises (SME’s), and NUI Maynooth, in a campus style environment of
exceptional high quality design.
The intention is to create a unique employment hub within a legible framework consisting of
a series of signature and innovative architectural designs which will respect and complement
the historical and ecological qualities of Carton Demesne and Moygaddy Castle and House.
This employment hub will have strong linkages to NUI Maynooth and to the town of
Maynooth leading to the creation of an area of excellence with a high degree of synergy as a
premier location for high tech / bio tech industries. The proximity of Carton House which
consists of a high quality integrated tourist complex where conferencing, banqueting and
recreational activities are available, offers the potential for further synergies to be developed
and harnessed. This Development Framework gives effect to the strategic direction for
Maynooth Environs as contained in the Economic Strategy of the County Development Plan.
In support of these objectives which build on the objectives contained in the 2007 – 2013
Meath County Development Plan and Maynooth Environs Local Area Plan (2009), permission
was granted by Meath County Council in 2009 for the construction of an office and research
facility building at Moygaddy with a total floor space of 4,667.3 m2. This permission remains
extant. However, An Bord Pleanála refused permission for a research and technology park to
comprise educational and research/technology uses associated with the National University of
Ireland, Maynooth (NUIM) as well as employment and residential uses and ancillary
neighbourhood centre in the grounds of Carton Demesne. The reasons for refusal for this
development are important considerations for the phasing and sequencing of development in
the Environs area and type of uses proposed. Furthermore, it is a requirement of the County
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Development Plan (Volume I, ED OBJ 2 refers) to undertake a review of the appropriateness
of the nature, location and quantum of industrial and employment generating land use in the
preparation of development and zoning objectives for all towns and villages. In particular,
the objective requires a “review of the zoning objectives for Maynooth Environs and Kilbride
in the preparation of zoning maps for the centres for inclusion in the County Development
Plan”. This was considered necessary having regard to the outcome of the An Bord Pleanála
decision with respect to the proposed SMART Park at Carton Demesne.
The Development Framework has considered the extent of lands previously identified for
employment and related uses in the 2009 Maynooth Environs Local Area Plan. The County
Development Plan (Volume I) indicated that there was 60 hectares of lands identified with an
E4 land use zoning objective 1 with a further 22.2 hectares identified as “White Lands”. There
was an additional 5.2 hectares identified for E5 land use which was similar in nature to E4 but
specified as small and medium sized technology based industries in a high quality
environment.
Section 2.9.7 (Local Zoning Objectives) of the County Development Plan Volume I outlines
that specific local objectives may be applied to lands within a broad zoning category where
the Council is seeking to achieve a special objective. The following specific objective applies
to Maynooth Environs.

Strategic Employment Zones (High Technology Uses)
To provide for high technology / bio technology industries in a high quality campus
style environment within the Maynooth Environs Local Area Plan area. This objective
will also seek to accommodate associated advanced manufacturing, office, research
and development uses. An emphasis on exemplar sustainable design and aesthetic
quality will be promoted to enhance corporate image and identity. Mobility
Management of future employees shall be to the fore in establishing the agreed
quantum of employees which can be accommodated within individual locations
predicated on maximising public transport opportunities and the use of innovation in
reducing associated carbon footprint. The suitability of these subject lands to
accommodate intensive office based development will have to be assessed in a
Development Management context.
The Planning Authority proposes to introduce an Order of Priority on the lands proposed for
E1 land use zoning objective qualified by the aforementioned Local Zoning Objective. Phase I
consists of the lands north of the L-22143 at Moygaddy (4 parcels separated by the proposed
Maynooth Outer Orbital Route and Lyreen River comprising 22.7 hectares). The remainder of
the lands located to the south of the L-22143 extend to 15 hectares and in Carton Demesne
comprise 25.34 hectares. Both of these areas are designated as Phase II. The development
of the lands within the Moygaddy Stud and Carton Demesne shall be subject to the
preparation of a Framework Plan and specific development criteria.
This Development Framework promotes a mix of uses that encourage sustainable
development and lifestyle and service, daily requirements of the business and residential
community. Protecting and preserving the area’s intrinsic character, heritage, and amenity is
essential to achieving a quality environment and place in which to live and work. These lands
will provide for a variety of building typologies, from large sites to accommodate significant
facilities, to more mixed use areas which will support smaller units, and collaborative work
environments.

E4 land use zoning objective in the Maynooth Local Area Plan (2008) referred to “Science &
Technology Use” which sought to provide for high technology / biotechnology industries in a high
quality environment.
1
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5.1 Carton Demesne
Carton House (a Protected Structure) and its demesne landscape constitute one of the most
important elements of Ireland’s architectural, cultural and historic heritage and are of
international significance. The Architectural Heritage Protection Guidelines, published by the
Minister for Arts, Heritage and the Gaeltacht emphasise the importance of the designed
landscape demesne in relation to certain protected structures, including country houses,
where the landscape was an intrinsic part of the original design. The siting of appropriately
scaled and designed development within the area of Carton Demesne in County Meath shall
ensure that the character and integrity of this sensitive designed landscape and setting of
Carton House within this landscape is respected and not adversely impacted upon. The
nature, scale and location of new development shall be such that it is intertwined and
integrated with its existing woodland setting. It is not considered that a standardised
business park design with buildings forming a tight urban grain onto spine roads is
considered appropriate. No part of the proposed development should be visible from the
entrance of Carton House which addresses the subject lands such that it dominates the view
shed. The previous 2008 SMART Park Framework Plan is no longer considered to present a
robust planning framework upon which to frame individual development proposals in Carton
Demesne. Accordingly, development criteria are set out in this Development Framework. A
specific objective has been included in this regard.

5.2 Retail
It is considered appropriate that retail facilities of a local scale are provided for the
anticipated working population and emerging residential communities, which would result
from the future development of the lands. These facilities should be local in scale and
quantum. In assessing applications for retail developments, the Council will comply with the
Meath County Retail Strategy and the Retail Planning Guidelines 2012. Some 1.2 hectares are
subject to a specific objective for a local neighbourhood centre, which allows for local scale
retailing use, as well the potential for other commercial units to serve some of the day to day
needs of the significant quantum of employees and local residential population envisaged in
the area. This site has an A2 “New Residential” land use zoning objective which seeks to
“provide for new residential communities with ancillary community facilities, neighbourhood
facilities and employment uses as considered appropriate for the status of the centre in the
Settlement Hierarchy”. Consequently residential development on these lands shall not exceed
30% of the gross floor area of the scheme. It is envisaged the overall quantum of solely retail
floorspace shall not exceed 1,500 m2 (gross floor area) within the neighbourhood centre. In
light of this specific designation and taking into account the moderate household allocation,
the quantum of lands identified with an E1 “Strategic Employment Zones (High Technology
Uses)” land use zoning objective included for release in Phase I and the need to preserve the
role of Maynooth town centre as the primary retail centre, neighbourhood retail or
commercial facilities are not considered appropriate in the remaining lands identified with
land use zoning objectives.

06 Community Facilities & Open Spaces
The town of Maynooth already provides significant levels of social and community
infrastructure. It is envisaged that the future residents and employees would use the existing
facilities in the town. It is anticipated that demand for new facilities will gradually rise over a
longer period of time. In the mid to long-term, there may be a demand for a primary school
facility on the subject lands, and it is therefore logical to indicate a suitable site for this
purpose in the Development Framework at this point in time for clarity. Meath County Council
is also aware of the proposals by Kildare VEC to develop a new national and secondary school
campus on lands adjoining Mariavilla which would be in close proximity to the lands identified
for residential land use. Nonetheless, it is proposed to locate the education/community lands
adjacent to the area designated as the neighbourhood centre. It is considered appropriate
that the proposed school site should also accommodate playing pitches, which could also
serve the wider community. The development objectives map provides for a site of 1.21
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hectares identified with a G1 “Community Infrastructure” land use zoning objective for a
primary school.
The Development Framework identifies that the existing river valleys have the potential to
become important open spaces for the environs of Maynooth due to their high amenity value.
It is important to provide a robust land use zoning objective to protect the amenity of these
lands, which will also act as a buffer to the Carton candidate Special Area of Conservation.
Active open space is considered to be open space that it safely accessible and available to the
general public, and of a suitable size and nature for sport, active recreation or children’s play.
The area surrounding Moygaddy Castle also affords the opportunity to provide a high quality
high amenity open space. This has been given an H1 “High Amenity” land use zoning
objective taking cognisance of the status of Moygaddy Castle as a recorded monument.
Buffer zones between the Rye Water, Glashroneen and Lyreen river valleys and any proposed
development along these water bodies, shall be designed into all development schemes. This
buffer zone shall form an integral part of the overall development scheme and shall include
the following features:
i.
ii.

iii.

‘hard’ landscaping to include a footpath and a bicycle path;
‘soft’ landscaping to include planting areas together with a planting scheme for
same. Such a planting scheme shall include the precise location, number and
types of plants/native trees, together with a clear and concise planting
programme. Existing trees/planting on site shall be incorporated into any
development scheme unless the poor condition of such trees/planting would
merit the removal of same. In such instances a case shall be made in writing,
together with the planning application, for their removal; and
Seating arrangements both formal and informal.

The proposed provision of a substantial area of open space around Moygaddy Castle and
Stud will allow for the accommodation of the required amenities that will cater for a larger
population. Given the anticipated future population, a children’s playground using safe and
secure play equipment may be considered within this area although the protection of the
setting of Moygaddy Castle, a Recorded National Monument will have to be ensured. The
playground should be secured by means of unobtrusive fencing and provide for supervision
by parents. In terms of its appearance, it is anticipated that the main open space will be
largely green and sylvan in nature with elements of hard landscaping to enable it to function
throughout the year. Footpaths must follow desire lines and be hard surfaced to a standard
which will permit use in wet weather conditions. It is intended that this main public open
space will link into the linear open space of the Lyreen and Rye Water river valleys.

07 Urban Design
It is a requirement that the architectural and urban design of the employment buildings,
residential area, and the neighbourhood centre should be of the highest quality. Commercial
buildings represent an opportunity for innovative design in a campus setting. In Moygaddy,
within the Science and Technology zone, there should be a coherent landscaping edge to the
proposed local distributor road and to the R157 Regional Road. Commercial buildings must
ensure that facades facing the road represent the public face of the development. Any
storage/warehouse elements of structures should be located to the rear of the respective
plots. Standalone warehouse or distribution operations will not be permitted within the
Development Framework area, as such architecture would detract from the concept for the
lands, and can be facilitated more readily in other less sensitive locations.
The layout of new development should encourage and facilitate multi-modal trips, and soft
transport networks. Development proposals should aim to improve interconnectivity and links
between different areas. Therefore, layouts shall retain a good level of permeability and
create safe, attractive and overlooked pedestrian linkages.
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Layouts will be required to facilitate the retention of the maximum number of significant
trees, which must be adequately protected before and during development works. Where it is
necessary to remove trees to facilitate development, the Council may require the planting of
semi-mature trees, saplings or tree seedlings or other plants as a condition of the permission.
The land use zoning objectives map accompanying this Development Framework has been
designed to achieve the objectives for the Maynooth Environs by providing for the distribution
of uses and layout through the following measures:
•
•

•

•
•
•
•
•

Locating appropriate uses at the existing Moygaddy House and stable complex to
utilise the existing built heritage, and create a pedestrian friendly village centre type
environment;
Identify a mixed use area to the south-east of the Moygaddy House and stable
complex as a transitional area between the large commercial buildings which may be
associated with Science and Technology enterprises and the softer uses in and
around the neighbourhood centre / community lands;
Moygaddy Castle is considered a heritage asset and focal point for the area, and
should form a high quality amenity space in the environs area. It is considered there
should be a strong built edge to this space, to overlook it, and engage with the
space;
The Development Framework facilitates a site for a primary school adjoining the
proposed neighbourhood centre should such a need arise in the future;
The Maynooth Outer Relief Road should read as an attractive tree-lined venue
creating an entrance as visitors move through the science and technology district.
Large units are to be located on the outside of the link road;
The link from Moygaddy House down the L-22143 across the junction (R157) to
Carton Demesne should read as a singular avenue that links the two main character
areas;
Residential development to be located south of the neighbourhood centre within
walking distance of facilities;
Provide integration through to Carton Demesne lands through road link and a
pedestrian linkage to Victoria Gate.

08 Heritage
8.1 Natural Heritage
The topography of the Development Framework lands to the west of the R157 is undulating
with lands sloping towards the River Rye Water, which forms the southern boundary of the
development envelop. A tributary of the River Rye Water flows through the centre of this
portion of the lands in a north-east/south-west direction adjacent to Moygaddy house and
Moygaddy castle.
The Rye Water Valley/Carton Special Area of Conservation (SAC site code 001398) is located
between Leixlip and Maynooth extending along the River Rye Water, a tributary of the River
Liffey. A portion of this SAC site is located in the south eastern portion of the Development
Framework lands in Carton Demesne situated to the east of the R157 at Kildare Bridge
extending approximately 600m to the eastern side of Carton Bridge. This area is also a
proposed Natural Heritage Area (pNHA).
The Rye Water Valley/Carton SAC is of importance due to the presence of several rare and
threatened plant and animal species and due to the occurrence of a mineral petrifying spring
considered to be rare in Europe and which is a habitat listed on Annex I of the Habitats
Directive. This rare spring is located at Louisa Bridge approximately 4.5km to the south east
of the framework boundary near Leixlip. The River Rye Water is a spawning ground for Trout
and Salmon, and the rare White-Clawed Crayfish, which is listed in Annex II of the EU
Habitats Directive.
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A buffer zone in the form of the H1 “High Amenity” land use zoning objective is in place
around the Carton SAC and also the watercourses which form tributaries in this area, namely
the Glashroneen and Lyreen rivers. The Rye Water, Glashroneen, and Lyreen rivers are major
assets for the area and this Development Framework seeks their protection and enhancement
with an appropriate land use zoning along these water corridors. The Moygaddy woodland
and rivers comprising River Rye Water, River Glashroneen, and the Lyreen river adjacent to
Moygaddy House provide habitat for a relatively rich fauna including red deer (introduced),
badger, otter, bats, raven, and long-eared owl.
Mature trees are located in a number of locations throughout the subject area, primarily
within Carton Demesne (Moygaddy Wood) and also along the field boundaries of the
agricultural lands, along river valleys as well as road boundaries, within Moygaddy stud.
Occasional, free standing trees can be also found within fields.

8.2 Built Heritage
The eastern portion of the Development Framework area is located within the curtilage of
Carton Demesne. Carton Demesne is recognised as one of the great enclosed estates in
Ireland and was the seat of the Earls of Kildare (later Dukes of Leinster) until the early 20th
Century. The portion of Carton Demesne located within the framework boundary consists of
woodland associated with Carton Demesne, known as Moygaddy Woods, within the walled
estate, which encloses an 18th Century landscaped parkland. Historical OS mapping shows
the evolution of this woodland area as a planned extension of the Demesne to the west to
include a network of radial walkways, the most notable being the ‘Queen Victoria Walk’,
which traverses the woodland to Victoria Gate, located on the Carton Demesne Wall to the
north west. A portion of the Carton Demesne wall is located within the development envelop
(along the R157 Dunboyne to Maynooth road) which is included in Meath County Council’s
Record of Protected Structures (Ref. No. MH053-100).
Moygaddy Castle (RMP No. ME053-1756) is the only known archaeological monument within
the overall Development Framework lands. The remains comprise a small castle or keep.
Moygaddy House located opposite is a two storey over basement Georgian house. The
complex appears to have been purpose built for breeding racehorses in the mid to late 19th
Century, where the extensive stables and paddock formed part of the original development.
Moygaddy House is included in the Record of Protected Structures (Ref. No MH053-102).
Together with the bridge, which was built at the same time as Moygaddy House, and which
traverses the Lyreen stream, these structures form a locally important element of the
historical built heritage fabric of the area.
Although there are no protected views relating to this area identified within the Meath
Development Plan, the Kildare Development Plan 2011-2017 identifies protected views to and
from Carton House, the lake and woodland areas.

09 Movement & Access
9.1 Existing Bus Services
Maynooth town is served by bus transport with a range of services to centres including Dublin
City Centre, Lucan, Leixlip and Dunboyne. Bus Éireann and Dublin Bus currently operate both
local and expressway services through Maynooth. Maynooth is served by four commuter
services and a ‘nite link’ service.

9.2 Existing Rail
The rail service at Maynooth railway station is located approximately 2km from the
Development Framework lands which also includes the mainline intercity service on the Sligo
- Connolly line. The capacity on the line is undergoing substantial improvements.
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9.3 Existing Road Network
The Development Framework area is bisected by the R157 road in north east - south west
direction, which links Maynooth to Dunboyne, located approximately 8 km to the north east.
The R157 acts as an important regional distributor road in the Mid East Region, connecting
the M7, M4 and N3 national corridors. There are two further third class roads which traverse
the Development Framework area comprising the L-22413 which follows a north-south
direction adjoining Moygaddy stud (also know as the Kilcloon Road) before travelling
eastwards to the R157. The county road L-6219-25 follows a westerly route from the junction
with the L-22413 west of Moygaddy Castle.
The road infrastructure in the vicinity of the Development Framework area requires to be
upgraded given the quantum of development which is envisaged. There is an objective (TRAN
OBJ 19) in this Development Plan ‘to liaise with Kildare County Council in the identification,

design, reservation and delivery of the section of the Maynooth Outer Relief Road located
within the administrative area of Meath County Council’. Meath County Council is keen to

ensure the delivery of this important piece of infrastructure for the town of Maynooth, which
will be facilitated by the development of the lands within the Development Framework
boundary. There are also other road/junction improvements necessary to realise fully these
strategically located lands. In this regard the realignment of the R157/CR571 junction
(inclusive of a new 4 arm roundabout) is considered necessary as it would deliver a safer
roads layout for the area, while also facilitating, in the longer term, the lands within Carton
Demesne. An approved Part VIII consent is in place for these works. The upgrading/realignment of the R157 between the county boundary with Kildare and Offaly Bridge is also an
important objective of the movement strategy for the area.

The delivery of the realignment of the R157 and the reconfiguration of the junction of the
R157/L-22413 should occur in conjunction with development of lands within the framework
area. The completion of the Maynooth Outer Relief Road (including link with Maria Villa) is
critical to the development of the lands within the framework boundary. It will enable the
closure of through traffic from the county road L-6219-25 along the L-22413 and the creation
of cul de sacs within the framework area along the existing L-6219-25 and L22413. Therefore
vehicular access to the lands within the Moygaddy area will be via the Maynooth Outer Relief
Road. These measures will encourage pedestrian and cyclist usage within the Development
Framework area.

9.4 Existing Pedestrian and Cycling Facilities
There are no separate pedestrian routes or cycle-ways serving the Development Framework
area. Pedestrians and cyclists currently share road space with motor vehicles.

9.5 Movement Strategy
The form and nature of future links to the town of Maynooth is an important consideration. It
is preferable that the new roads contribute positively to the area, not only in terms of their
movement function, but also in terms of providing links that stitch the environs fully into the
town of Maynooth.
The Movement Strategy aims to ensure that:
•
•
•
•

Public transport accessibility is maximised;
Pedestrian and cycle movement is encouraged to reduce vehicular movement;
Streets are designed to encourage pedestrian activity;
All roads are designed so as to incorporate passive calming of traffic.

The main aim of the movement framework is to create strong linkages between the town of
Maynooth and the environs as well as internal permeability. Two strategic connections are
envisaged:
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The R157 linking Maynooth town centre across Rye River;
The west-east connection linking the R157 and Mariavilla.

The development of public transport bus links is critical in ensuring a modal split in favour of
public transport. The potential to provide shuttle bus links to Maynooth railway station from
the designated employment land shall be considered in the development of Mobility
Management Plans for the lands in Carton Demesne and Moygaddy. The provision of bus
stops and cycleways will be required to encourage the use of public transport. The main
pedestrian and cycle connections are illustrated on the land use zoning objectives map.

Strategic Policies
SP 1

To ensure that the development of the Maynooth Environs is accommodated in
an environmentally sensitive manner that will:
1.
2.
3.

Create a centre of excellence for innovation and employment;
Protect the existing natural environment and built heritage and utilise it
to frame new development, and;
Build a distinctive and attractive mixed-use place to work and live.

SP 2

To ensure that development of the Maynooth Environs contributes to the
sustainable development of the town, in a manner that is balanced, self
sufficient and supports a compact urban form and the integration of land use
and transport.

SP 3

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

SP 4

To operate an Order of Priority for the release of lands identified for E1
“Strategic Employment Zones (High Technology Uses)” in compliance with the
requirements of ED OBJ 2 as follows:
i) The lands identified with an E1 “Strategic Employment Zones (High Technology
Uses)” land use zoning objective are available for development within the life of
this Development Plan.
ii) The lands identified with an E1 “Strategic Employment Zones (High Technology
Uses)” land use zoning objective but qualified as “Phase II” will only be available
for development when all of the Phase I lands have been developed or are being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
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with the Planning Authority prior to the submission of any planning application
on said lands.

SP 5

To provide for high technology / bio technology industries inclusive of associated
advanced manufacturing, office, research and development uses in a high
quality campus style environment within the Maynooth Environs area. An
emphasis on exemplar sustainable design and aesthetic quality will be promoted
to enhance corporate image and identity. Mobility Management of future
employees shall be to the fore in establishing the agreed quantum of employees
which can be accommodated within individual locations predicated on
maximising public transport opportunities and the use of innovation in reducing
associated carbon footprint. The suitability of these subject lands to
accommodate intensive office based development will have to be assessed in a
Development Management context.

Policies
Water and Wastewater Services
WWS POL 1

To provide adequate wastewater service provision to serve all lands zoned
for development in this Development Framework and where this is not yet
possible, to permit only as much development as can be provided for, based
on available wastewater service provision.

WWS POL 2

To reserve available wastewater capacity in the first instance for Science
and Technology/Employment uses.

WWS POL 3

To provide a comprehensive drainage network to cater for development of
the Development Framework lands, and upgrade where necessary the
existing Carton Estate wastewater sewerage system to cater for future
development within the Estate.

WWS POL 4

To co-operate with Kildare County Council in the coordination of waste
water treatment and water supply in the Environs area.

WWS POL 5

To ensure that trunk drainage pipelines situated in distributor road
alignments are accessible to lands within the Development Framework area.

WWS POL 6

To provide a comprehensive water supply network to cater for development
of the Development Framework lands, and upgrade where necessary the
existing Carton Estate mains to cater for development within the Estate.

WWS POL 7

To provide water, sufficient in quantity and quality to serve all lands zoned
for development in this Development Framework and where this is not yet
possible, to permit only as much development as can be provided for, based
on available water supply.

Flood Risk
FR POL 1

To manage flood risk and development in Maynooth Environs in line with
policies WS 29 – WS 36 inclusive in Volume I of this County Development
Plan.

FR POL 2

The Eastern CFRAM flood mapping and management plan when complete and
available will provide additional clarity to flood mapping and risk management
measures than was available to inform the land use zoning objectives
presented for Maynooth Environs. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
248

Volume 5

Maynooth Environs Written Statement
Written Statement & Volume I of the County Development Plan.

Land Use
LU POL 1

To promote a mix of uses across the Development Framework area.

LU POL 2

To encourage the conversion and adaptation of Moygaddy House and
outbuildings to tourism or hospitality use inclusive of appropriately scaled and
sensitively designed extensions to same.

LU POL 3

To encourage the sympathetic re-use or rehabilitation of the attractive
buildings associated with Moygaddy House and Stud and encourage their
sensitive conversion to residential or tourist accommodation or other
appropriate use in accordance with the land use objective applicable to said
lands.

Residential Development
RD POL 1

To ensure that residential developments within the subject lands will
contribute to the development of connections which facilitate sustainable
modes of travel between the Development Framework lands and Maynooth
town centre.

RD POL 2

Development proposals on lands identified with an A2 “New Residential” land
use zoning objective will be considered premature pending the development
of the primary road network for the area provided under the movement
framework, in particular residential development shall be contingent on the
delivery of the Maynooth Outer Relief Road.

RD POL 3

To ensure that new residential development is sensitive to its receiving
environment, with particular regard given to topography, existing mature
trees and hedgerows and important views and vistas of natural and man
made features.

RD POL 4

To ensure that all new development proposals will be required to provide for
high quality materials and design.

RD POL 5

To ensure that possible future residential development should provide for a
strong built edge facing toward the linear amenity area.

Commercial, Economic and Retail Uses
CER POL 1

To establish a robust framework for the development of high quality
technology based employment generating uses within the Development
Framework lands.

CER POL 2

To promote a high quality environment within a campus style environment
for commercial users.

CER POL 3

To require the provision of buffer zones in the case of the development of
industrial sites adjacent to residential areas and community facilities, as well
as adequate screening in the form of planting, landscaping and mounding
as appropriate.
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CER POL 4

To support the location of a science and technology campus style
development within the Moygaddy stud lands.

CER POL 5

To support the location of a high technology / bio-technology campus linked
to NUI Maynooth within the Carton Demesne lands.

CER POL 6

To support the location of an appropriately scaled neighbourhood centre in
tandem with development on the lands identified for this purpose. No more
than 30% gross floor area of development in the neighbourhood centre
shall be proposed for residential development.

Community Facilities and Open Spaces
CF POL 1

To provide clear and legible connections to the Rye Water river amenity area
from the Lyreen river amenity area and Moygaddy castle.

CF POL 2

To require a coherent design for the development of the Moygaddy Castle
open space area in conjunction with development in Moygaddy.

Urban Design
UD POL 1

To promote a high standard of architectural design, and quality of materials
utilised throughout the Development Framework area, that is appropriate in
scale, and form to its location.

UD POL 2

To ensure that new development is designed so as to provide an attractive
environment sympathetic to the existing natural and built heritage.

Heritage
HER POL 1

To integrate the natural and built environments in future proposals, to the
benefit of future residents and workers.

HER POL 2

To protect the existing built heritage of Carton Demesne and its curtilage.

HER POL 3

To ensure all development in the area has no negative impact on the Rye
Water Valley/Carton SAC site or on the environmental characteristics of the
area including woodland, rivers and tributaries.
Movement and Access
MA POL 1

To promote and facilitate the use of cycling and walking and reduce reliance
on private car usage.

MA POL 2

To consider the potential for direct vehicular and pedestrian linkage and
interconnections within the Development Framework area into the town
centre of Maynooth.

MA POL 3

To provide for a legible and permeable road network for the area, that will
encourage pedestrian/cycle use and make connections possible across the
Development Framework area and to Maynooth town centre.

MA POL 4

To promote a pedestrian/cycle link from Moygaddy Gate through Carton
Demesne to Maynooth Gate, to link with Lime walk.
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MA POL 5

To promote a pedestrian/cycle link along Victoria walk and lands within
Moygaddy stud.

MA POL 6

To ensure that all development proposals provide for a permeable network
that promotes direct linkage and encourages the use of alternative modes of
transport.

MA POL 7

To provide clear, legible, attractive and safe pedestrian linkages throughout
the Development Framework area.

Objectives
Commercial, Economic and Retail Uses
CER OBJ 1

To give effect to Strategic Policy SP5 which has identified the subject lands
in Moygaddy for E1 “Strategic Employment Zones (High Technology Uses)”
land use zoning objective and being suitable to provide for high technology
/ bio technology industries inclusive of associated advanced manufacturing,
office, research and development uses in a high quality campus style
environment, it is an objective to require the submission of the following
with any application for development within lands at Moygaddy:
•

•
•
•
•
•

An assessment prepared by a suitably qualified conservation architect
which concludes that the proposed development is sited and scaled
such that it ensures that the character and integrity of this sensitive
designed landscape is respected and not adversely impacted upon. It is
advisable if the opinion of the Department of Arts, Heritage & the
Gaeltacht is sought in advance of lodging this assessment as part of a
planning application;
Proposals for the accessing of lands identified as Phase I and Phase II
which shall adhere to the permitted Part VIII realignment of the
junction of the R157 Regional Road and Moygaddy Road;
Proposals providing for the delivery of the Maynooth Outer Relief Road
in tandem with development;
Proposals for piped water services which shall take account of the need
for any planning consents within the administrative area of Kildare
County Council;
A Design Statement outlining the evolution of the design process for the
proposed development. An emphasis on exemplar sustainable design
and aesthetic quality shall be required.
Mobility Management Plan for the development. This Plan shall be to
the fore in establishing the agreed quantum of employees which can be
accommodated within individual locations predicated on maximising
public transport opportunities and the use of innovation in reducing
associated carbon footprint.

Any development within the subject lands shall be subject to the carrying
out of an Appropriate Assessment pursuant to the Habitats Directive
ensuring that the proposed development will not adversely impact upon the
qualifying interests of any Natura 2000 sites. A Natura Impact Assessment
must be prepared and submitted with any planning application for these
lands.
The uses proposed shall have regard to and be consistent with the range of
uses indicated in the County Development Plan as being appropriate to
lands identified E1 “Strategic Employment Zones (High Technology Uses)”.
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To give effect to Strategic Policy SP5 which has identified the subject lands in
Carton Demesne for E1 “Strategic Employment Zones (High Technology Uses)”
land use zoning objective and being suitable to provide for high technology /
bio technology industries inclusive of associated advanced manufacturing,
office, research and development uses in a high quality campus style
environment, it is an objective to require the submission of the following with
any application for development within Carton Demesne:
•

•
•

•
•

An assessment prepared by a suitably qualified conservation architect
which demonstrates and concludes that the proposed development is
sited and scaled such that it ensures that the character and integrity of
this sensitive designed landscape and setting of Carton House within this
landscape is respected and not adversely impacted upon. The
assessment shall include reference to the significance of the designed
landscape within the Development Framework lands to the overall
evolution of the demesne. It is advisable if the opinion of the
Department of Arts, Heritage & The Gaeltacht is sought in advance of
lodging this assessment as part of a planning application;
Proposals for piped water services, which shall take account of the need
for planning consents within the administrative area of Kildare County
Council;
Proposals for the accessing of lands identified which shall adhere to the
permitted Part VIII realignment of the junction of the R157 Regional
Road and Moygaddy Road; inclusive of works to the Moygaddy Gate
entrance to the demesne.
A Design Statement outlining the evolution of the design process for the
proposed development. An emphasis on exemplar sustainable design and
aesthetic quality shall be required.
Mobility Management Plan for the development. This Plan shall be to the
fore in establishing the agreed quantum of employees which can be
accommodated within individual locations predicated on maximising
public transport opportunities and the use of innovation in reducing
associated carbon footprint.

Any development within the subject lands shall be subject to the carrying out
of an Appropriate Assessment pursuant to the Habitats Directive ensuring
that the proposed development will not adversely impact upon the qualifying
interests of any Natura 2000 sites. To assist in this process, a Natura Impact
Statement must be prepared and submitted with the planning application.
The uses proposed shall have regard to and be consistent with the range of
uses indicated in the County Development Plan as being appropriate to lands
identified E1 “Strategic Employment Zones (High Technology Uses)”.
Community Facilities and Open Spaces
CF OBJ 1

To develop the Rye Water, Glashroneen, and Lyreen river valleys as linear
parks in conjunction with all relevant statutory and non-statutory bodies to
include Waterways Ireland and Kildare County Council. This shall include high
quality formal and informal seating arrangements and cyclist and pedestrian
route. Any development within the subject lands shall be subject to
Appropriate Assessment pursuant to the Habitats Directive to ensure that the
proposed development will not adversely impact upon the qualifying interests
of any Natura 2000 sites.

CF OBJ 2

To explore the potential for pedestrian/crossings routes to the area
designated under the Carton Avenue Action Area Plan 2006 prepared by
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Kildare County Council.

CF OBJ 3

To identify a suitable site for the development of a children’s playground in
tandem with the development of residential development.

Heritage
HER OBJ 1

To ensure that further development along either of the water systems does
not affect the quality of either the scenic viewpoint or the waterways
amenity.

HER OBJ 2

To require that any development in the Maynooth Environs respects the built
and natural heritage of the area, its landscape quality, protected structures,
historic demesne, archaeological heritage, natural heritage and general
landscape character. Any development within the area shall comply with the
policies and objectives of 'Architectural Heritage Protection, Guidelines for
Planning Authorities' (2011), where appropriate. Any development within the
area shall not adversely impact on the qualifying interests of any Natura
2000 sites.

Movement and Access
MA OBJ 1

To develop a new road linking the R157 (Maynooth – Dunboyne Regional
Road) and Mariavilla to form part of the Maynooth Outer Relief Road. The
detailed design of the new Local Distributor road shall be subject to an
appropriately scaled site specific Flood Risk Assessment and Appropriate
Assessment pursuant to the Habitats Directive.

MA OBJ 2

To require the upgrading of the existing R157 (Maynooth – Dunboyne
Regional Road) and the reconfiguration of the R157/L-22143 (Moygaddy
Road) junction prior to the commencement of development on lands identified
for E1 “Strategic Employment Zones (High Technology Uses)” use west of the
R157 and north of the indicative line of the Maynooth Outer Relief Road in
accordance with the approved Part VIII consent.

MA OBJ 3

To upgrade, improve, strengthen and re-align the R157 between Kildare
Bridge and Offaly Bridge.

MA OBJ 4

To support the delivery of strategic road linkages across the area by
extending and upgrading existing and potential routes. Such potential routes
are to include a link between the lands identified for E1 “Strategic Employment
Zones (High Technology Uses)” use and A2 “New Residential” use to the south
of the L-22143 and L6219-25.

MA OBJ 5

To ensure that a permeable network of secondary roads will be developed
within the Development Framework lands connected to the primary road
network for the area.

MA OBJ 6

To provide for junctions at the eastern and western ends of the Maynooth
Outer Relief Road where it meets the L-22143 and L6219-25 respectively.

MA OBJ 7

To support the construction and financing of the Maynooth Outer Relief Road
by payment of special contributions under section 48(2)(c) of the Planning
and Development Acts 2000-2014 for the Development Framework lands, in
lieu of a suitable agreement or proposal.
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MA OBJ 8

To incorporate bus priority measures in the design of new roads and
improvements to existing roads as appropriate in the Development
Framework area.

MA OBJ 9

To liaise with Kildare County Council in the identification, design, reservation
and delivery of the section of the Maynooth Outer Relief Road located within
the administrative area of Meath County Council.
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M
Mooyynnaallttyy W
Wrriitttteenn SSttaatteem
meenntt
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (Geodirectory)
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities

Natura 2000 sites
Strategic Flood Risk Assessment

Moynalty
Village - Local centre for services and
local enterprise development
Fifth tier retail centre
116 (40 units x 2.9 persons)
No committed units
20 No. Units
2 National Schools (one outside the
village boundary)
Health centre, church, cemetery, Post
Office, Credit Union, Garda Station,
Muintir na Tire Hall, showground
hall/museum and tennis courts.
None. The Moynalty River which
traverses the village drains to the River
Blackwater SAC/SPA.
No SFRA required. Lands identified
within flood zone A&B omitted where
required.

Goal

To make a positive contribution to the development of Moynalty Village by the
consolidation and strengthening of the defined and attractive village centre,
recognising the importance of conserving and enhancing the quality of the
village’s built and natural environment, while catering for the needs of all sections
of the local community.

01 Village Context

The village of Moynalty is located along the regional road R164 7km north of Kells, 16km
south of both Kingscourt and Bailieborough and 5km from both Mullagh (to the west) and
Carlanstown (to the east). The village has developed along the banks of the Moynalty River
and has strong heritage and visual qualities. The statutory land use framework for Moynalty
promotes the future development of the village in a co-ordinated, planned and sustainable
manner in order to conserve and enhance the established natural and historical amenities of
the village and its intrinsic character. Particular regard is afforded to the protection and
enhancement of natural features such as the Moynalty River, historical features of interest,
open space needs and the existing topography character within and surrounding the village.
This land use framework endeavours to maintain and add to a built environment that is both
attractive and distinctive, and which creates a unique sense of place for those who both live
and work in, as well as those who visit, the village. The provision of a compact, vibrant and
effective village centre is essential if Moynalty is to cater for its current and future population
needs in a sustainable manner. This land use framework provides that new land-use zonings
should be closely linked to, and integrated with, the existing village, thereby encouraging
more sustainable modes of transportation such as walking and cycling.

02 Water and Wastewater Services

The village is currently served by Moynalty waste water treatment plant located adjacent to
the development boundary south of the village, which is designed to cater for a design
capacity of 800 population equivalent (PE). There remains 440 PE available in the waste
water treatment plant.

255

Volume 5

Moynalty Written Statement

Water supply for the village is obtained from an existing water treatment plant which has a
design capacity of 750 population equivalent. The remaining PE for the settlement is 150.
Future development proposals will be considered in this context.

03 Land Use

A land use survey identified a number of residential units fronting onto the Main Street.
The village offers a mix of retail, educational and social services which provide for the day to
day needs of the local and surrounding area. It is important that this role is protected,
encouraged and enhanced both to maintain this tradition and to provide for a sustainable and
self sufficient village and hinterland. Whilst it is accepted that most Irish towns and villages
are characterised by residential uses fronting onto a main street, a level of commercial
activity is also required to make villages viable. In order to ensure that such possibilities can
be realised, the level of residential versus commercial use should be monitored where “living
over the shop” schemes should be promoted to ensure a non-residential ground floor use.
Relaxation on development standards may be considered where appropriate backland
development can provide alternative residential accommodation to secure on-street
commercial activity.

04 Residential Development

Moynalty is a small, relatively compact village. There are a number of residences which front
onto Main Street and a small cluster of housing to the east of the village at St. Marys Villas.
However apart from the foregoing the area is characterised by individual dwellings on large
plots. Due to the deficiency in waste water treatment facilities during the Celtic Tiger years
which have since been remedied, Moynalty did not experience significant increases in
residential development over the past decade and is almost unique from a Meath perspective
in this regard. The Core Strategy of this County Development Plan seeks to ensure that future
development and growth takes account of the village’s ability to grow in a sustainable
manner without causing unacceptable impacts upon the surrounding environment. This
Development Framework endeavours to facilitate the continued growth of well designed,
sustainable new residential communities, which are integrated with the existing village’s built
environment. Moynalty, by virtue of the quality of the existing built and natural environment,
requires a high standard of intervention to successfully weave any new residential proposals
into the existing fabric of the village. Each intervention will need to be site specific and
tailored to respect the established context into which it is being inserted. In addition,
proposals will need to contribute to a co-ordinated strategy that makes best use of the
available opportunities to enhance the village.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 20 units to Carlanstown over the 2013 – 2019 period. There are no extant
planning permissions committed to in the village.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 20 no. units provided for under the Core Strategy. This followed the carrying out
of an examination of the lands previously identified for residential land use in the 2009
Moynalty Local Area Plan and still available for development. The Planning Authority
evaluated sites on the basis of the identified flood risk, the relative remove of lands from the
village, the absence of footpaths / street lighting and the difficulties associated with providing
same along a narrow county road and the design sensitivities of the village and its setting.
There remains a site (0.64 hectares) immediately west of and adjoining St. Mary's Villas
which is suitable for development. The preferred means of accessing this site has been
identified on the land use zoning objectives map off the Carlanstown Road through the car
park of the health centre or through the side garden of the adjoining dwelling. In addition, 2
other “Opportunity Sites” are identified which could assimilate carefully designed residential
developments into the village setting in favour of greenfield development. These sites have a
combined area of 0.75 hectares and are both located in the Architectural Conservation Area.
It is accepted that the existing attractive stone wall along the roadside boundary of both sites
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would have to be remodelled / set back to facilitate the provision of the requisite sight
distances. The Planning Authority is satisfied that sufficient lands have been identified to
accommodate the household allocation of 20 no. units. All other lands are identified as a
Phase II and are not intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses

Moynalty is identified as a fifth tier retail centre in the County Retail Hierarchy. It has a small
range of retail services including a grocery store, post office, health centre, credit union,
butchers, hairdressers, coffee shop, two public houses and an electrical store. The village
would benefit from having a greater range and variety of such facilities. However, the close
proximity of the village to Kells will continue to be a deterrent to attracting facilities other
than to serve the immediate needs of the village and rural catchment. This Development
Framework has ensured that sufficient and appropriately located land for commercial
development has been identified for the life of the County Development Plan and beyond.
There is a vacant shop unit and petrol station in the centre of the village. A number of parcels
of land along Main Street have been identified to provide for mixed residential and local
enterprise/commercial use. Moynalty is located close to settlements such as Kells,
Bailieborough, Mullagh and Kingscourt which have established employment opportunities.
Moynalty does not in itself contain any major industrial or commercial employers and it is not
envisaged that the village would fulfil such a role in the future. The key role of Moynalty is to
provide for the everyday life of the local community and rural hinterland. It is considered that
the best prospect of employment creation locally lies with developing small to medium sized
enterprises. The level of residential versus commercial use should be monitored in the village
core area and a mixture of uses encouraged as detailed in section 3.0.
Moynalty is a picturesque location that has potential to attract tourists. While the annual
steam threshing festival is a successful, well established event, it does not attract the year
round or seasonal tourism that might sustain a greater level of business in the village. The
built and natural heritage is an asset to Moynalty and should be exploited to a greater degree
to encourage visitors. The provision of tourist facilities at appropriately located sites will be
encouraged. In addition, the Council will support the creation of a Tourist Trail that could link
Moynalty to other towns and villages in the north Meath area.

06 Community Facilities and Open Spaces

Moynalty contains two national schools, a health centre, church, cemetery, Post Office, Credit
Union, Garda Station, Muintir na Tire Hall, showground hall and museum and tennis courts.
The village benefits from the natural park and river amenity, which provide for recreational
walking, close to the village centre. The Council will continue to work in partnership with the
local community to maintain and enhance these existing amenities. In addition, they will seek
to identify new opportunities to improve facilities and provide new amenities in the village,
such as a playground. The land use zoning objectives map sets out proposed amenity areas
in the village, which could be developed for community amenity and recreational
development. The Moynalty Steam threshing festival is a significant feature in the village life
of Moynalty and it is a policy of the Council to continue to support and encourage this festival
which has significant potential to attract visitors to the area.
Moynalty enjoys some notable environmental qualities, particularly the Moynalty River,
complemented by the village’s collection of several noteworthy structures. The open space on
the Main Street is defined by the buildings and boundary treatment of the properties. The
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west end of the street leading up to the church is defined by a high old stone wall on the
north side to Moynalty Lodge and to the south side by a low stone wall that allows views to
the river and countryside beyond.
An open park space area lies to the southwest of the ACA which allows good access and
views to the river and from the higher ground there one can see the high quality landscape
setting of the village and individual buildings among the trees. A walkway exists on the south
side of the river and runs parallel to the river bank. The graveyard east of the bridge has a
high stone embankment wall along the river. Significant trees stand in the graveyard
including a number of yew trees. There would be merit in carrying out a tree survey in the
village.

07 Urban Design

Moynalty lies on a slope north of the Moynalty River. The village essentially comprises of one
street, the Main Street, which runs north-west to south-east. This street follows the contour
of the ground and is roughly parallel to the path of the river. The north side of the Main
Street exhibits a completeness of the typical village architecture of Moynalty with similar and
recognisable architectural detailing and execution of the buildings. The south side of the Main
Street is less homogeneous with differing building lines and building types.
Moynalty is a picturesque estate village laid out and built during the 1820’s by an improving
landlord, John Farrell. Work on rebuilding the village began in 1826 and was largely
completed by 1847. The village derives its characteristics and beauty from a location along
the banks of the Moynalty River. The layout and plan form of the village is an integral part of
its character.
The architectural form in the village consists of two-storey estate houses with dormer
windows, and gables, while the design of certain properties on the northern side of the Main
Street is based on Swiss Architectural Styles which were built there in order to maintain the
views of the Moynalty River and its associated valley. The attractive stone walls and backdrop
of mature trees add to the pleasantness of the scene while the streetscape is enlivened by
traditional water pumps, gates and milestones. A six arch stone bridge crosses the Borora
River and makes a distinctive entrance to the village from Kells. The survival of the stone weir
complete with its sluice gates, mill race and machinery make it an interesting contributor to
the architectural and industrial history of Moynalty.
Future development in Moynalty must have particular regard to the existing architectural
heritage in the village. The village is designated an Architectural Conservation Area (ACA) and
this recognises the special significance of the built heritage which characterises Moynalty and
that care must be taken with regard to any future proposals in this area. Information on ACAs
is set down in section 9.6.12 of this County Development Plan. Further information on
Moynalty ACA is detailed in the Character Statement which is available on the Council’s
website (www.meath.ie). The best method of conserving historic buildings is to keep them in
active use. While a degree of compromise will be required in adapting a protected structure
to meet the requirements of modern living, it is important that its special interest is not
damaged.
Infill and new proposals must offer high quality designs. The rooflines and elevations of new
buildings should be sympathetic to traditional proportions and established patterns of roof
pitch in the streetscape. Materials should also be traditional to the local area where
appropriate and high quality finishes shall be insisted upon. The reversal of previous
inappropriate alterations will also be encouraged. Contemporary design will be considered on
a case by case basis and shall be analysed in the context of a particular site. Re-development
of backland areas must be appropriate in character and scale with the village. Plot widths
should respect established properties and a co-ordinated approach should be employed to
maximise the benefit of a single access. Section 11.1.7 and the Meath Rural Design Guide set
down in this County Development Plan deal with urban design and architectural features.
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08 Heritage

Moynalty sits in a most picturesque landscape setting and the Council will seek to protect the
character of the village and the open countryside. The village derives its characteristics and
beauty from a location along the banks of the Moynalty River. The built and natural heritage
of the Moynalty area are important resources that must be protected and enhanced to add to
the local sense of place and belonging and also to increase the attractiveness of the area to
residents and visitors. The protection of these resources and presentation of their heritage
value are key considerations in this Development Framework.
Moynalty contains five items listed on the Record of Monuments and Places, three of which
are within the development boundary of the village. These are illustrated on the land use
zoning objectives map. The village is designated an Architectural Conservation Area and there
are a number of buildings and structures of historical significance in Moynalty. The continued
protection of the built heritage of Moynalty is intrinsic to the sustained success and viability of
the village itself.
Although the village and the surrounding environs hold environmental assets, none are
designated at international, national or local level; the village does not contain nor is it
adjacent to any Natura 2000 sites. However, the Moynalty River which flows through the
village drains to the River Boyne and Blackwater SAC/SPA creating a natural pathway
between the village and Natura 2000 sites. The diversity of natural and semi-natural habitats
in the Moynalty environs area including hedgerow, grassland, river and woodland habitats is
notable. A sustainable approach to future development is needed to protect and conserve it.
The protection of the natural environment of Moynalty is fundamental to the success of this
Development Framework, as it provides the village with its own unique identity and amenity
background. Therefore it is vital to achieve the correct balance between protection of the
natural environment and the future development of the village.

8.1 Views and Prospects
One of the greatest assets of Moynalty is its setting and the views into the open countryside.
The Council will seek to protect the natural and built environment of the village and will resist
proposals which would be likely to have an adverse impact upon the villages’ environment.
Moynalty has a strong archaeological heritage and it is important that it is protected as part
of the character of the village. It is not sufficient to protect the particular structures and
features but the setting and views should also be protected. There are seven protected views
in Moynalty which are illustrated on the land use zoning map.

09 Movement & Access

Moynalty has a simple road layout, comprising a single primary street, with junctions at either
end. There is no car parking provision other than along the street, nor is there a dedicated
bus stop. The pedestrian pathways follow the streets with the exception of the amenity
pathway through the show grounds. The main road through the village takes a large sweep
which provides no passive traffic calming and discourages pedestrian movement thereby
bisecting the village.
Moynalty provides many services for residents, passers-by and tourists. It is vital that access
and car parking are managed in a way that protects the amenity of the village while ensuring
that it is an attractive place to live, shop and visit. Bus Éireann has a scheduled service which
passes through Moynalty and provides an important infrastructural link to Dublin, Navan and
Kells and onto Baileborough. A dedicated bus stop would improve safety, traffic flow and
enhance the service for the public. A shelter would encourage more people to avail of the
public transport service.
The present paths are well established and need only minor upgrading and maintenance.
Public lighting and good surfaces are essential to ensure their safe use. The Council will also
seek to provide for the extension of footpaths and public lighting to the development
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boundaries on all public roads. This should occur concurrently with new development.
Consideration will be given to the creation of cycle lanes which provide a further alternative
to cars.

Strategic Policies
SP 1

To encourage the sustainable growth and improvement of Moynalty on an
appropriate scale relative to its attractive form and its classification in the County
Settlement Hierarchy.

SP 2

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.
To protect the unique character of the village through the provision of
appropriate infill and new development which has
(a) regard to the scale, character, topography and amenities of the village, and;
(b) seeks to protect the setting and character of the streetscape, as appropriate.
To develop the heritage aspect of the village to encourage recreation,
leisure and tourism by:

SP 3

SP 4

SP 5

a) Improving the village through strengthening and enhancement of the
commercial core.
b) Improving accessibility in the village.
c) Protecting the established amenity areas and the built and natural heritage.
d) Identifying opportunities to develop tourism in the village such as a heritage
route.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Moynalty in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (B1 “Village Centre” G1 “Community Infrastructure” land use zoning
objectives refer) as identified on the land use zoning objectives map, any
significant extensions / change of use / reconstruction shall be subject to an
appropriately detailed Flood Risk Assessment in line with the policies (WS POL
29 - 36) contained in Volume I of the County Development Plan.
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Commercial, Economic and Retail Uses
CER POL 1

To preserve and enhance the existing retail and service function of the village.

CER POL 2

To encourage and facilitate the development of new services and facilities in
the village.

Community Facilities and Open Spaces
CF POL 1

To promote the provision of a playground to serve the needs of the village.

CF POL 2

To facilitate the development of amenity walkways along streams and
hedgerows subject to the undertaking of an appropriately detailed Flood Risk
Assessment which will inform the necessary planning consent and which
should not generally increase existing ground levels within these flood risk
zones.

Heritage
HER POL 1

To seek to conserve and enhance the built and natural heritage of the
village by ensuring that the height, scale, and design of any proposed
development in the village complements the character and streetscape of
the village.

HER POL 2

To protect the character and appearance of the Architectural Conservation
Area and existing architectural features.

HER POL 3

To require the preservation and re-instatement of traditional details and
materials on existing buildings and where improvements or maintenance
works are being carried out.

HER POL 4

To protect the rivers and watercourses in the village and to have regard to
the bio-diversity value of existing trees and hedgerows.

HER POL 5

To preserve the items identified on the Record of Monuments and Places as
indicated on the land use zoning map.

Movement and Access
MA POL

To seek to manage existing car parking areas and to provide additional car
parking in order to improve public safety and to enhance retailing and tourism
in the village.

Objectives
Commercial, Economic and Retail Uses
CER OBJ 1

To encourage the development of a tourist trail utilising the villages of North
Meath.

CER OBJ 2

To support and encourage the development of the Moynalty Steam
Threshing festival.

CER OBJ 3

To encourage and facilitate the provision of tourist facilities in the village.
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Heritage
HER OBJ

To protect the following views:
1. View of Moynalty Bridge and St. Mary’s church and their settings, seen
from the south as you enter the village from Kells.
2. View from the elevated height of the threshing field of the River and
Main Street beyond.
3. View of the River.
4. View along the Kells Road of stone wall and trees as you enter the
village.
5. View looking northwest along the Mullagh Road of stone wall and trees
as you exit the village.
6. View of St. Mary’s Church and its setting.
7. View looking northwest of stone wall and entrance to village from
Carlanstown.

Movement and Access
MA OBJ 1

To maintain and enhance the established pedestrian paths in the village.

MA OBJ 2

To support the development of an identifiable bus stop with at least one
shelter in the village centre. The shelter design shall be such that it
enhances the character and setting of Moynalty.

MA OBJ 3

To seek to improve the road configuration to enhance the village centre and
encourage local development, while protecting the historic character and
setting of the village.
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N
Noobbbbeerr W
Wrriitttteenn SSttaatteem
meenntt
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities

Natura 2000 sites
SFRA

Nobber
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
357
No committed units
60 No. Units
National and Secondary Schools
Montessori, health centre, parochial
hall, Post Office, Garda Station,
graveyard, fire station, GAA grounds
and a library.
No Natura 2000 sites within the
village.
SFRA required in accordance with
recommendations of Strategic Flood
Risk Assessment carried out as part of
the County Development Plan 2013 2019.

Goal

To make a positive contribution to the development of Nobber Village by the
consolidation and strengthening of the defined and attractive village centre,
recognising the importance of conserving and enhancing the quality of the
village’s built and natural environment while catering for the needs of all
sections of the local community.

01 Village Context

The village of Nobber is located in the north of County Meath along the R162 regional route
from Navan (18km) to Kingscourt (9.5km). It is also located at the convergence of a number
of county roads, specifically from Carlanstown, Drumconrath and Kells (13km). The amenity,
character and heritage qualities of Nobber are largely derived from the readily legible
rectangular central area of the village, located north of the Garda Station to the terrace of
residential dwellings just north of the Parochial House. The Main Street, which traverses this
central area, is wide and framed by the frontages of mainly two-storey buildings with diverse
building styles along its eastern and western sides, some dating from the 18th century. This
creates an attractive built environment.
The overall focus and vision for Nobber is to consolidate and strengthen the village, through
the provision of a compact, vibrant and well defined village centre, as well as a range of landuses to support the residential element in line with the Core Strategy of the County
Development Plan and the village’s role as a local service centre to the surrounding local
area. Particular regard is afforded to the protection and enhancement of natural features
such as the River Dee, historical features of interest, open space needs and the existing
topography character within and surrounding the village. There are existing environmental
constraints in the village which have been taken into account in considering appropriate lands
for development. These constraints are due to the drumlin topography of the area which
contains elevated sites, open views of the countryside views and significant flood areas
associated with the River Dee. The resultant land use framework endeavours to maintain and
add to a built environment that is both attractive and distinctive, and which creates a unique
sense of place for those who both live and work in, as well as those who visit, the village.
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This land use framework provides that new land-use zonings should be closely linked to, and
integrated with, the existing village, thereby encouraging more sustainable modes of
transportation such as walking and cycling.

02 Water and Wastewater Services

The village is currently served by Nobber waste water treatment plant located to the southwest of Nobber, which is designed to cater for a design capacity of 600 population equivalent.
There is limited wastewater capacity currently available in the waste water treatment plant.
Water supply for the village is obtained from the Nobber water treatment plant which has a
design capacity of 550 population equivalent. The remaining PE is 30.
Future development proposals will be considered in the context of the existing deficiency with
regard to the provision of water services.

03 Land Use

Nobber provides a limited amount of employment opportunities compared to its relative
population base. The relative proximity of the surrounding towns to Nobber both within and
outside of the County has allowed for a commuting pattern to emerge with an obvious
leakage of associated expenditure to areas outside of the village. Nobber is located in a
substantial agricultural hinterland catering mainly for the daily needs of this surrounding rural
area and the residents of the village itself. The principal function of the village could therefore
be described as that of a small local urban centre for the surrounding hinterland.
A land use survey identified a number of residential units on either side of the Main Street in
the core area with some having converted ground floors for commercial use. Backland
development has taken place particularly behind the residences fronting onto the Main Street
to the west. There are two churches and a school located centrally in the village which
represent community uses. Whilst it is accepted that most Irish towns and villages are
characterised by residential uses fronting onto a main street, a level of commercial activity is
also required to make villages viable. In order to ensure that such possibilities can be
realised, the level of residential versus commercial use should be monitored where “living
over the shop” schemes should be promoted to ensure a non-residential ground floor use.
Relaxation on development standards may be considered where appropriate backland
development can provide alternative residential accommodation to secure on-street
commercial activity.
Nobber has many environmental assets which could be built upon to attract tourists to the
village. The River Dee is a significant asset to the village and supports a diverse range of flora
and fauna. The Navan to Kingscourt rail line is being considered for redevelopment as a
greenway as provided for in Volume I of the County Development Plan and would represent a
significant opportunity to attract visitors to the village which would support the local
economy. Further to the west of the rail line, there are impressive views into Brittas Demesne
and the historical significance of the settlement is evident from the presence of the AngloNormans Motte and Bailey and the St. John’s Church of Ireland ecclesiastical complex. This
land use strategy supports and facilitates the development of tourist related facilities.

04 Residential Development

Residential development is evident throughout the village with older terraced and semidetached houses having been integrated somewhat with the village centre. There are two
housing developments accessed off the Main Street, Bridge Park (22 no. dwellings) which is
on the western side and O’ Carolan Park (14 no. dwellings) which is on the eastern side
adjacent to the R.C. Church. Two more housing developments were constructed in the
village, Cluain Beag (36 no. dwellings) which is accessed off the Creggs Road and Muff
Crescent (16 no. dwellings) off the Kingscourt Road which is furthest from the village centre
but is connected by footpath. Aside from the more recent development of Bridge Park and
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Cluain Beag developments, there has not been a substantial level of residential development
aside from single dwellings in the village’s existing development boundary in the past decade.
The Core Strategy of this County Development Plan seeks to limit the further expansion of
the village at a more moderate rate than experienced over the past decade. Further
development and growth will need to take account of the village’s ability to grow in a
sustainable manner without causing unacceptable impacts upon the surrounding
environment. This Development Framework endeavours to facilitate the continued growth of
well designed, sustainable new residential communities, which are integrated with the
existing village’s built environment.
The areas identified to accommodate the 60 no. residential units provided under Table 2.4 of
the Core Strategy are located north of and contiguous to Nobber Motors (1.1 hectare site)
and off the Cregg Road (2.56 hectare site). The former site will be prioritised for development
having regard to the stated constraints with regard to water services. It was considered that
the other sites which were previously identified for residential development in the 2009 Local
Area Plan were considered less favourable on the basis of flood risk, elevated nature of land
allied to accessing difficulties or lands being land locked. All other lands are identified as a
Phase II and are not intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses

Nobber is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a range
of retail services, including but not limited to a convenience store, butchers, pharmacy,
hairdresser, bookmakers, restaurant, café, car dealership, beauty salon, auction house,
veterinary surgery, agricultural supply depot and two public houses.
There have been additional commercial and retail developments in the past decade along the
Main Street along with a number of refurbishments of existing premises in the village’s
centre. There are currently a number of vacant properties and opportunities for change of
use of existing residences in the village centre. To fulfil the role of the village as a service
provider for the surrounding rural area, the village may need to expand upon its commercial
and retail functions in the future. Lands have been identified in the village centre which can
cater for small to medium size businesses. Any future retail and commercial needs should be
directed to the Main Street in the village.
There has not been any uptake on the former Enterprise and Employment zoned lands
located along the Cregg Road which has been zoned for over a decade, probably owing to
their waterlogged nature, being within the River Dee’s floodplain, for much of the year. It is
not proposed to identify these lands with a land use zoning objective as a result of the
recommendations of the Strategic Flood Risk Assessment. A second site, extending to 6.27
hectares, identified in the 2009 Nobber LAP for industrial or manufacturing use on the Navan
Road opposite O’Carolan College is being retained. This site is being identified with an E2
“General Enterprise & Employment” land use zoning objective. This site has an elevated and
undulating character on a key approach to the village from the south. It is considered that
any application for development on the subject lands shall be accompanied by a Framework
Plan which will demonstrate the manner in which buildings can be successfully integrated into
the landscape so that they do not dominate this entrance to the historic village and
demonstrate the provision of a safe access to the subject lands.
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To date, there has been no stated demand for enterprise development in Nobber and it is
considered that the provisions of Policy ED POL 19 would be applicable on the approach
roads into the village should such a need arise and in the event of the identified lands for
enterprise and employment not being released for development. ED POL 19 seeks to support
rural entrepreneurship and the development of micro businesses (generally less than 10 no.
employees) in rural areas where environmental and landscape impact is minimal and such
developments do not generate significant or undue traffic.

06 Community Facilities and Open Spaces

Nobber contains a range of educational, childcare, health and community facilities which are
considered representative of its role in the County Settlement Hierarchy. It contains a
national and secondary school, the latter representative of the wide rural catchment served
by the village. The old national school which is a Protected Structure sits in front of the
current national school. The secondary school, O’Carolan College, is located just south of
Nobber G.F.C. To the north of the G.F.C on approach into the village centre, there is a fire
station and Garda Station. To the northwest of the village centre, there is a library and Health
centre both off the Kingscourt road. The village also offers a Montessori school, a parochial
Hall and Post Office.
A significant number of community groups are active in Nobber providing a strong public
voice to the proper planning and sustainable development of the village. It is essential that
sufficient community facilities are established, catering for all age groups in the village. Youth
facilities and useable public open space are lacking in the village and as such, it may be
considered appropriate to provide a community centre or gym for the residents of the village
and wider rural catchment area. The former secondary school site is promoted for this use.
Sufficient lands have been reserved for such facilities to accommodate both existing and
proposed future populations.
Nobber enjoys some notable environmental qualities, specifically the undulating drumlin
landscape, the enveloping nature of the River Dee, views into Brittas Demesne to the west of
the village and the village’s unique built heritage, characterised by features such as the
former St. John’s Church of Ireland ecclesiastical complex and the Motte and Bailey.
Furthermore, Nobber GAA pitch is easily accessible in the village adjacent to the secondary
school. There is a small open space area located to the south of the fire station in memory of
the Irish Harpist Turlough O’Carolan.
However the village is lacking in active recreational and community amenities; there are
presently no riverside activities, significant open spaces or safe walking and cycling networks
to maximise and appropriately utilise such natural and man-made environmental assets, their
settings and views. There is an opportunity to create a circuitous amenity walkway along the
disused railway line in conjunction with the creation and improvement of footpaths along the
R162 from Nobber Cemetery through the village’s Main Street to the health centre and
creating a relationship between the village and the River Dee. This is an objective of this
Development Framework and is illustrated on the land use zoning objectives map. The River
Dee provides the opportunity for many river based and riverside amenities being developed.
The River has good stocks of salmon, brown trout and sea trout. Angling and coarse fishing
should be promoted. The village would also benefit from a children’s play area or recreational
amenity grounds.

07 Urban Design

Nobber historically developed in a linear fashion along the village’s Main Street and later
running parallel to the now disused rail line. It was during the Anglo Norman period that the
village began to take on its current form being characterised by an elongated Main Street.
This period also gave the village its current name; Nobber or ‘An Obair’ in Irish (meaning “the
work”) and refers to the village’s Motte and Bailey. The “wedge-shaped” Anglo-Norman
layout was subsequently filled-in with a range of Georgian buildings, including a number of
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well executed townhouses, a Coach Inn, a Schoolhouse, a Police Station, a Post Office and a
Church of Ireland Chapel. During the Victorian Period, these buildings were later
complemented by a Roman Catholic Church, a village hall, and a railway platform, station and
warehouse. The disused railway line runs to the west of the village and connects Kingscourt,
Co. Cavan to Navan.
Nobber has been classified broadly into three character areas: Nobber North, the village
Centre and Nobber South.

7.1 Nobber North
The nature of development along this route is primarily residential with some non-residential
development. The eastern side of the road has been developed however the western side has
remained undeveloped. Further development at this location is limited by virtue of the
elevated nature of the topography to the west, the location adjacent to the River Dee and its
floodplains, the railway line and the winding nature of the road. The town centre has been
linked with the housing development of Muff Crescent and the health centre beyond.
7.1.1 Opportunity Sites
The Nobber Motor car sales garage and adjoining sheds and existing disused residences on
the opposite side of the road impact upon the quality of the streetscape and these sites
would benefit from a more consolidated and purpose-built urban form. Cars are being parked
in a disorganised fashion on both sides of the road in front of the motor sales garage and
disused residences. These brownfield lands represent a significant opportunity to provide a
consolidated and managed approach to redevelopment of both sides of the road.

7.2 Village Centre
This area comprises the lands north and south of the Main Street. The ground configuration
of Main Street is formed by a long mall type ‘linear square’ where the Garda station at the
southern side and a similarly configured house at the northern end provide the outer extents
to this central space. There is a distinct building line associated with the Main Street, broken
only by the Parochial House, Catholic Church and educational buildings (including the former
national school) to the eastern side of the road at the northern side of the Main Street. There
are two church buildings in the confines of the village centre on opposite sides of the Main
Street. The Roman Catholic Church is openly visible whereas the former Church of Ireland is
discreetly hidden behind the Main Street with glimpses of its profile visible on approach to the
village. Backland development has taken place primarily on the western side of the Main
Street.
The buildings located on the Main Street generally follow a vernacular-style and are one or
two storeys in height, contain a pitched roof with noticeable chimney design and a simplified
façade with a strong ‘solid to void’ ratio. Owing to the topography, there is variation in the
relative height of building ridgelines with individual building terraces tending to step-up given
the increase in the topography of the village centre from south to north.
7.2.1 Urban Design Vision for the Village Centre
The overall urban design vision for the village centre of Nobber can be summarised as
follows:
•

•

To upgrade the existing environment at street level and create a legible public realm on
the Main Street that will generate a lively, vibrant village centre. This will necessitate the
transformation of the Main Street into an easily negotiated pedestrian friendly route
linking north and south.
To build on Nobber’s inherent physical potential to improve connections between existing
communities and amenities, create new connections as part of consolidating existing
successful backland development and propose new backland sites that can provide
similar successful linkages.
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7.3 Nobber South
On approaching from the south along the Navan Road, there is a prevalence of mono-uses
that includes largely community led development fronting along the Navan Road extending to
the village centre. Development has been concentrated on the western side of the road. This
is likely to be down to the topographical constraints evident on the eastern side of the road
with the significant elevation due to the Drumlin landscape. Further to the northeast off the
Navan Road, there is a drop off in contours revealing open views of the wider countryside.
Owning to the undulating nature of the landscape, it is not considered feasible to develop
lands on the eastern side of the Navan road. There is a continuous footpath linking the village
centre to O’Carolan College secondary school located south west of the village. The cemetery,
secondary school and GAA playing pitches dominate this area of Nobber, although residential
ribbon development is also evident.
7.3.1 Opportunity Site
Given the significant level of development along the western side of the Navan road in this
character area, particularly of community facilities, an opportunity exists to link these areas
with one another and with the village centre area. The presence of the Kingscourt to Navan
rail line, a natural desire line forming the western boundary of the development boundary of
Nobber, presents an opportunity to link these various facilities with one another and the
village centre. Where future development of sites along the rail line occurs, a coordinated
approach between key stakeholders should be encouraged to incorporate a passively
supervised pedestrian linkage between the north and south of the village.
7.3.2 Opportunity Site
A substantial Protected Structure, that is currently vacant, exists along the western side of
the Navan road in this character area. This is the Ceard Scoil which is located north of
O’Carolan College. An opportunity exists to return this building to an active use such as
residential, community or cultural uses. Its physical location at what is effectively a T-junction
gives the building an added advantage signalling an entrance or arrival point into the village.

08 Heritage

The rich archaeological, built and natural heritage of the Nobber area are important resources
that must be protected and enhanced to add to the local sense of place and belonging and to
increase the attractiveness of the area to tourists and visitors. The protection of these
resources and presentation of their heritage value are key considerations in this Development
Framework.
Nobber contains two sites of archaeological interest. The first area is the ecclesiastical site,
surrounding the former Church of Ireland of St. John the Baptist, including that area
potentially outlining the initial early development of the village to the west of the current
village centre. The second zone of archaeological interest surrounds Nobber Motte and Bailey
to the north of the village. The village also contains 8 items identified on the Record of
Monuments and Places which are arranged around the 2 historical sites of Nobber Motte and
the ecclesiastical settlement and early village centre. These items highlight the extensive
length of human occupation in the village.
There are a number of buildings and structures of historical significance in Nobber. The
village has 20 structures included in the Record of Protected Structures. Volume I shall be
consulted in relation to the policy framework for assessing development proposals relating to
such structures. The continued protection of the built heritage of Nobber is intrinsic to the
sustained success and viability of the village itself.
Although the village and the surrounding environs hold environmental assets, none are
designated at international or national level; the village does not contain nor is it adjacent to
any Natura 2000 sites. However, the River Dee which is in the International Neagh Bann
River Basin District and drains to Dundalk Bay flows through the village. The River Dee is the
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most significant natural environmental feature in the village. Furthermore, there is a diversity
of natural and semi-natural habitats in the Nobber environs area including hedgerow,
grassland, river and woodland habitats. A sustainable approach to future development is
needed to protect and conserve the village’s natural assets. The protection of the natural
environment of Nobber is fundamental to the success of this Development Framework, as it
provides the village with its own unique identity and amenity background. Therefore it is vital
to achieve the correct balance between protection of the natural environment and the future
development of the village. The policy framework provided which supplements that contained
in Volume I will ensure that the natural heritage of the village is protected for the enjoyment
of future generations.
There are also significant trees, stands of trees and hedgerows / stone walls which should be
retained and incorporated, where possible, into any development proposals. These features
are identified on the land use zoning objectives map.

8.1 Views and Prospects
The topography of the drumlin-landscape surrounding Nobber, as well as the existence of the
landscaped parkland of Brittas Demesne to the west of the village has endowed the village
with a number of notable views and prospects. These views and prospects of special amenity
value and/or special interest are illustrated on the land use zoning objectives map.

09 Movement & Access

Nobber is within easy reach of Kingscourt, Navan, Kells and Ardee. A village the size of
Nobber needs to maintain good transportation links to these surrounding urban areas in order
to attract future population and potential business opportunities. There are three main
approach roads into the village. The principal approach road is from Navan (R162). This route
also interlinks with the main access routes from Carlanstown and Drumconrath (N52) to the
south-west and southeast of the village respectively. The other routes are from Kingscourt
(R162) and the Cregg Road, which enters the village from the northeast.
The R162 regional road is in physically good condition upon approach to the village centre
from both the north and the south. However due to its excessive width to the south of the
village, poor pavement quality in the village centre area and the nature of the traffic utilising
this route, specifically heavy goods vehicles, environmental improvements and traffic calming
measures are required. In this regard, the village centre would benefit from environmental
improvements such as construction of pedestrian crossings, upgraded footpaths, cycleways,
textured surfacing, tactile paving and improved road markings for cyclist, pedestrian and
motorised traffic. These should be carried out in tandem with the appropriate demarcation of
areas for car parking and public bus stop shelters located along both sides of the village
centre.
Pedestrian paths are provided mainly in the central area but are evident throughout the
village in a piecemeal fashion. They also vary in surface quality and do not all link in one
cohesive network.
Relatively new footpath surfaces are apparent along Main Street. However, in a substantial
amount of areas surfaces tend to be uneven and difficult to traverse. Footpaths on both sides
of the approach roads are also lacking through-out the village. Streets where these issues are
apparent have been identified for improvement works. There are no dedicated pedestrian
crossings in the village.
To the north, of the village, public lighting from the village centre ends at the junction of the
Cregg and Kingscourt Roads, yet re-appears in the residential developments of Muff Crescent
and Cluain Beag. A continual link of public lighting is required from the village centre to the
HSE Health Centre. Public lighting should also be fully extended to the cemetery to the south
of the village.
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There does not appear to be an issue with regard to the availability of car parking facilities in
the village, however there is space for improvement. Parking takes place in a haphazard
manner as the car parking bays are not delineated. This practice extends from the Garda
Station to just north of the Parochial House
Although there are no designated ‘bus stops’ in the village, Bus Éireann provides Nobber with
a limited bus service serving Dublin – Navan - Kingscourt (Route 107).

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the village.
To develop a strong local economy by continuing to encourage the role of
Nobber as a local service centre for the surrounding rural hinterland.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3
SP 4

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Nobber in line with policies WS 29 –
WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (A1 “Existing Residential” & B1 “Village Centre” land use zoning
objectives refer) as identified on the land use zoning objectives map, any
significant extensions / change of use / reconstruction shall be subject to an
appropriately detailed Flood Risk Assessment in line with the policies (WS POL
29 - 36) contained in Volume I of the County Development Plan.

Land Use
LU POL 1

To promote the intensification of the village centre area through the
development of various infill backland sites.

LU POL 2

To encourage new developments along Main Street to contain ground floor
retail/commercial uses.
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To provide for the development of small scale businesses and the creation of
employment opportunities in Nobber village subject to the provision of
necessary infrastructure.

Commercial, Economic and Retail Uses
CER POL 1

To maintain and improve the vitality and viability of Nobber village centre as
the centre of commercial and retail activity in Nobber, in order to ensure both
a mixture and variety of local shopping, to serve the day to day needs of the
local community.

CER POL 2

To cater for and allow the village to expand on its current employment base.

CER POL 3

To encourage and facilitate the provision of tourist facilities in the village.

CER POL 4

To promote the development of walking routes through-out the village. These
walks include:
a) In conjunction with TRAN OBJ 8 (ii) of Volume 1 which seeks to promote
the development of a cycle/greenway on the disused Navan-Kingscourt rail
line and which will form the spine of walking routes through the village, to
seek to create a network of new or improved footpaths along the R162 from
Nobber Cemetery through the village’s Main Street to the HSE Health Centre.

Community Facilities and Open Spaces
CF POL 1

To facilitate any necessary future expansion of Nobber library, Nobber
National School and O’Carolan College to accommodate their future needs.

CF POL 2

To accommodate the provision of a community centre or gym for the
residents of the village and surrounding areas. The reuse and adaptation of
the former school buildings represents an opportunity for such uses.

CF POL 3

To undertake an overview of the level of signage in the village, and if deemed
to be deficient regarding the sign-posting of community facilities, to
complement the current signage provision in the village. Suitable signage
should be maintained at the village’s approach roads.

CF POL 4

To examine the possibility of a riverside walk and aim to extend it where the
opportunity arises in partnership with the community and private developers
subject to the undertaking of an appropriately detailed Flood Risk Assessment
which will inform the necessary planning consent and which should not
generally increase existing ground levels within these flood risk zones.

CF POL 5

To encourage and promote the development of publicly accessible river based
amenities along the River Dee, such as bird watching and walking, to include
the provision of benches along the river way, and fishing, through the
provision of designated fishing beats.

CF POL 6

To provide Nobber with a bottle-bank/recycling facility, as the need arises, in
consultation with the Council’s Environmental Awareness Officer.
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Urban Design
UD POL 1

To require all new developments to consider and reflect the physical,
social and environmental context of the village. Proposed uses shall be
compatible with the surrounding areas and the established character of
the village.

UD POL 2

To protect the established building line in the village, particularly along Main
Street.

Heritage
HER POL 1

a) To protect the water quality of the stretch of the River Dee which passes
through the village and ensure it is not compromised by any existing or
proposed developments within Nobber.
b) To require future development proposals on lands adjoining the River Dee
and its main tributaries in Nobber to include the identification of the River’s
associated riparian zone and to maintain these areas free from development
intrusion (including night lighting) as a natural environmental feature and
amenity resource.

HER POL 2

To protect the significant tree stands in the village indentified and to retain
significant hedgerows and stone walls where possible by incorporating them
into future development layouts in the village.

HER POL 3

To protect and retain those areas of land surrounding Nobber Bridge,
Nobber Motte, and the ecclesiastical complex of the former St John’s Church
of Ireland site, free from inappropriate development, by reason of their
sensitive locations, protected views and important associations with
Protected Structures and National Monuments.

HER POL 4

To facilitate and encourage the preparation of a Conservation Plan for St
John’s Church of Ireland site and adjoining lands.

HER POL 5

To support access, if appropriate, to the various sites of archaeological
importance in Nobber, with the prior co-operation of the individual
landowners and to integrate, where possible and if appropriate, sites of
archaeological interest into walking trails in Nobber.

HER POL 6

To protect the burial grounds in Nobber Village identified in the Record of
Monuments and Places, in co-operation with the National Monuments
Section of the Department of the Arts, Heritage & the Gaeltacht, specifically
the churchyard and accompanying burial ground surrounding the former
Church of Ireland Chapel of St John the Baptist.

HER POL 7

To ensure continued protection for the following natural heritage features
and allow for these features to be integrated in the overall goal for the
village:
The River Dee,
Mature tree stands,
Significant hedgerows,
Significant views, particularly of Brittas Demesne and the undulating
surrounding drumlin landscape,
• Open space networks, and
• Walking routes.
•
•
•
•
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HER POL 8

To retain, where possible, the following hedgerows and incorporate them
into future development layouts in the village:
a) Those hedgerows along the approach roads into the village, specifically to
the east of the R162 southern approach to the village and those hedgerows
fronting on to the R162 northern approach route.
b) The hedgerow and stone walls surrounding Nobber Motte.
c) The individual trees, shrubbery and hedgerow species lining both the rail
line to the west of the village and the River Dee.

Movement and Access
MA POL 1

To implement appropriate traffic management measures throughout Main
Street.

MA POL 2

To reserve access points throughout Nobber to allow development of
vehicular routes in facilitating the sustainable development of backland areas
and thereby allowing for appropriate circulation levels. Access roads should
be overlooked and appropriately landscaped.

MA POL 3

To consider the promotion of controlled or directional measures such as
traffic lights, pedestrian prioritised paving, road islands, pavement widening
or other traffic calming measures on Main Street, where particular attention
is given to the detail of road surfaces, finishes and materials that allow for a
distinction between car and pedestrian activities.

MA POL 4

To work in conjunction with National Transport Authority to provide bus
stops and accompanying shelters in the village centre on each side of Main
Street.

Objectives
Commercial, Economic and Retail Uses
CER OBJ

To require the preparation of a Framework Plan for the site identified with an
E2 “General Enterprise & Employment” land use zoning objective on the
Navan Road opposite O’Carolan College. The Framework Plan shall
demonstrate, inter alia, the manner in which buildings can be successfully
integrated into the landscape so that they do not dominate this entrance to
the historic village and demonstrate the provision of a safe access to the
subject lands. It shall also demonstrate how the development will be
connected to the village centre by way of footpath with public lighting and be
accompanied by a phasing programme. The visual impact of any development
of this site will be determined through the submission of a Visual Impact
Assessment with any future planning application(s). No application for
development on the subject lands will be considered in the absence of the
required Framework Plan having first being agreed in writing with the
Planning Authority. When prepared, all subsequent applications for
development shall be accompanied with a design statement demonstrating
compliance with the Framework Plan.
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Heritage
HER OBJ 1

To protect the following views as illustrated on the land use zoning objective
map:
1. Views of the undulating drumlin landscape to the east of the Kingscourt
Road to the north of the village.
2. Views into Brittas Demesne, the River Dee floodplain area and the
undulating drumlin landscape to the west of the Kingscourt road to the
north of the village.
3. A view into Brittas Demesne, the River Dee floodplain area and the
undulating drumlin landscape to the west of Nobber Motte and Bailey to
the north of the village.
4. Two separate views north and south of the Bridge to the west of the
village over the Kingscourt to Navan Rail Line, which is a Protected
Structure.

HER OBJ 2

To preserve trees at the following locations because of their amenity value
and to make tree preservation orders where it is considered appropriate:
1. Two mature ‘Irish Yew’ trees (Taxus baccata ‘Fastigiata’) to the front of
the Parochial House.
2. A stand of Sycamore to the east of the current primary school with an
additional sycamore located in the site to the west of the Fire Station.
3. Trees contained in the former Church of Ireland site.
4. A European Beech specimen located in a dwelling’s front garden along
the south of the Cregg Road.
5. A monkey-puzzle at the rear of Turlough’s Restaurant.
6. A stand of trees to the east of Nobber Bridge along the River Dee’s
channel, extending to those trees surrounding and associated with
Bridge Farm comprising both coniferous and deciduous trees, excluding
the mature Leyland Cypress (X Cupressocyparis leylandii).
7. Stand of trees surrounding a residential dwelling to the north-west of
‘Muff Crescent’ housing development.
8. A stand of coniferous trees to the south of the route linking ‘Casey’s
Forge’ with the rail line to the north of the village
9. A stand of coniferous and European Ash (Fraxinus excelsior) trees to
the south of Nobber Cemetery.
10. An extensive stand of Poplars to the rear of the current secondary
school.

Movement and Access
MA OBJ 1

To delineate the existing car parking bays in the village centre. This will
involve the upgrading of the quality of the road surfacing in the village centre,
amongst other things.

MA OBJ 2

To investigate the provision of additional off-street public car parking in the
village centre and encourage the development of adequate parking to serve
the village centre and community facilities, as the need arises.

MA OBJ 3

To provide adequately demarcated car parking bays adjacent to Nobber
Cemetery.

MA OBJ 4

To provide disabled car parking spaces at appropriate locations throughout
the village.
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To provide loading bays to serve the commercial and retail areas of the village
at appropriate locations.

Footpath and Public Lighting Provisions
FPL OBJ

To facilitate the provision of footpaths and public lighting in the following
areas:
a) To initiate public footpath upgrades in the village centre area involving the
use of textured surfacing and tactile paving in order to fully separate
pedestrian and motorised traffic. This should involve the widening of the
footpaths with a corresponding demarcation of the R162’ route through the
village centre in order to make the village centre safer for pedestrian traffic.
b) To install a pedestrian crossing in the village core area, preferably to the
front of the primary school, where extended pieces of pedestrian paving are
already in place.
c) A continuous length of public lighting should be extended from the junction
of the Cregg and Kingscourt Roads to the HSE Health Centre.
d) Public lighting and footpaths should be extended to serve Nobber
Cemetery to the south of the village. All developments along this route will be
contingent upon the delivery of this objective in conjunction with the Council.
e) Public lighting should be extended from the junction of the Cregg and
Kingscourt Roads as far as the housing development of Cluain Beag.
f) A footpath should be constructed on the western side of the Kingscourt
Road into the village centre linking with the footpath already evident to the
front of 'Keoghan’s Public House'.
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Settlement
Position in Settlement Hierarchy

Oldcastle
Small Town - developed on a local,
independent and economically active
basis under the influence of large towns
in Meath and has a strong tradition
serving a large rural hinterland. The
broad approach of the Development
Plan for Small Towns is to manage
growth in line with the ability of local
services to cater for growth and
respond to local demand.

Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities

Level 4 Retail Centre
1,384
9 No. Units
319 No. Units
National School, Secondary School
2 no. churches, community centre, 2
community halls, health centre, library
& fire station.
None
within
the
development
boundary
No SFRA Required
Implement Flood Risk Management
policies from CDP

Natura 2000 sites
Strategic Flood Risk Assessment
(Meath County Development Plan 2013
– 2019)

Goal

To capitalise on Oldcastle’s position as a employment and service centre for
North Meath by providing a positive policy framework for continued economic
growth and community development whilst preserving the built and natural
environment and ensuring that development is both sustainable and of a high
quality.

01 Town Context

Oldcastle is located to the north west of County Meath approximately 21 km from Kells, 11
km from Virginia and 11 km from Ballyjamesduff. The town developed as a Georgian market
town centred on a crossroads which forms the current Town Square. Development has
radiated from the Square along the two regional roads, R154 (Athboy to Mountnugent) and
R195 (Castlepolloard to Virginia) which transverse the town in east to west and north to
south directions respectively.
Oldcastle has developed on a more sustainable basis than most other towns and villages in
the County, predicated on a robust traditional manufacturing basis (furniture and
engineering) but also with a strong service sector employment. Oldcastle acts as a services
centre for those residing in the town and its extensive rural hinterland which extends across
the county boundary into both counties Cavan and Westmeath. Commercial activity in the
town has developed around, and remains focused on, the Square and the entrance roads
approaching same.
By virtue of its location removed from the Dublin Metropolitan Area and the water services
infrastructural constraints which prevailed during the Celtic Tiger years, the town has not
expanded its residential base by comparison to the towns of the east and south east of the
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County. The potential of the considerable backlands areas of the town to accommodate
mixed use developments should be afforded a priority over green field sites removed from
the town centre and the main educational and recreational facilities of the town. The
resolution of the water and waste water infrastructure deficiencies will continue to act as a
constraint on development in the immediate short term.
The traditional town centre must be maintained in conjunction with Oldcastle’s strategic role
as a location for businesses, shopping, services, culture, leisure, community and civic
facilities. It is important that this range of services and facilities is provided in the town to
reinforce its designation as a Small Town in the county settlement hierarchy (Table 2.1 of
Core Strategy, Volume I). In order to fulfil this role, a vibrant mix of uses must be promoted
in the town centre which endorses the objectives of sustainable development as outlined by
government policy, promotes vitality and diversity and reduces the need to travel significant
distances by private motor car.
In order to facilitate the delivery of the vision for Oldcastle, land use, movement and access
and natural and built heritage strategies have been identified. The land use strategy for
Oldcastle seeks to provide for a compact town centre which supports the existing economic
base whilst seeking to diversify and encourage inward investment and employment growth.
Moderate population growth relative to the size of the town will be provided for in accordance
with Table 2.4 (Core Strategy) of the County Development Plan and the provision of essential
local commercial and community facilities to serve existing and future residents will also be a
priority of the overall strategy.

02 Water and Wastewater Services

The public water supply currently serving Oldcastle is sourced primarily from Lough Bane and
is augmented by extraction at Clavin’s Bridge, Kells off the River Blackwater. It is operating as
a joint Kells/Oldcastle water supply and serves an extensive geographical area. The total
combined capacity is 27,000 Population Equivalent (PE), of which 2,500 PE remains available.
Currently, however, there are limitations to the levels of water supply to Oldcastle. A new
joint scheme is currently being proposed that will serve Kells and reduce demand from Lough
Bane.
Wastewater is currently collected and directed towards the existing treatment plant, situated
to the south west of the town, before discharging to the Inny River. Operational works have
been implemented as an interim measure in order to ensure an adequate level of service for
the existing population. These include optimisation works for the day-to-day operation of the
existing treatment plant and the construction of a storm water holding tank. Due to
insufficient capacity (1,500 PE) the existing treatment plant is incapable of effectively treating
any significant additional waste water. A new wastewater treatment plant is currently under
construction with an expected opening date in 2014. The new wastewater treatment plant
will initially have a capacity for a PE of 3,500 with a possible stage 2 development to increase
future capacity to 5,250 PE.
As part of this upgrade, new sewerage infrastructure will be laid throughout the town to
serve the new treatment plant and development lands. These improvements will be sufficient
to cater for any future growth in residential and commercial activities within the Development
Plan period.
All development proposals shall be considered in the context of the available waste water and
water supply capacity.

03 Land Use

The principal land uses in Oldcastle comprise of local services, retail, manufacturing and
employment uses, educational and residential development. Distinct uses organised on a
geographical basis have developed in Oldcastle including an industry cluster to the north and
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primarily residential areas to the south. The Town Square and streets which radiate from
same define the commercial core of the town with the primary educational, health care and
ecclesiastical uses located to the east with other civic uses (library, Credit Union and fire
station located to the south on the Millbrook approach to the Square. The town has
accommodated a range of new uses while also retaining many of its original land uses and
has maintained its compact form.
The core aims of the land use strategy will be:
1. To continue to provide for a compact town centre and encouraging the clustering of
uses will be encouraged as part of this Development Framework. The redevelopment
of derelict or underutilised properties and identified Opportunity Sites will be
promoted in this regard;
2. To provide for the release of residentially zoned lands in accordance with Table 2.4 of
the Core Strategy of this Development Plan. The land use zoning objectives map has
identified the locations which are being promoted for future residential development
on the basis of the sequential approach from the Town Square and proximity to key
community facilities on the Kells Road and Virginia Road;
3. To support and protect the existing economic base whilst seeking to diversify and
encourage inward investment. The continued promotion and protection of the
existing cluster of economic development and employment opportunities to the north
of the town is a central aim of this Development Framework, and;
4. To make appropriate provision for community and recreational development and
encourage linkages between existing and new facilities.

04 Residential Development

Oldcastle has experienced a moderate level of development in recent years and whilst it has
maintained its historic building lines, the core has experienced some deterioration which is
evident at various locations throughout the town. As experienced in most Meath urban
centres, more recent residential development has taken the form of suburban type detached
and semi-detached dwellings. With the expectation of the Loughcrew Hills development,
pedestrian connectivity with the town centre is relatively well provided for. However,
permeability in the backland areas of the town is poor and is in need of improvement as
outlined in Section 9.0. This Development Framework will endeavour to improve accessibility
to these developments and any future development in the village in terms of pedestrian /
cycle linkages.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 319 units to Oldcastle over the 2013 – 2019 period. In addition, Table 2.5
indicates that there are a further 9 units committed to in the form of extant planning
permissions. The site with the benefit of extant planning permission (Loughcrew Hills) is
identified on the accompanying land use zoning objectives map.
The land use zoning objectives map has identified the lands required to accommodate the
allocation of 319 no. units provided for under the Core Strategy. This followed the carrying
out of an examination of the lands previously identified for residential land use in the 2009
Oldcastle Local Area Plan and still available for development. The lands which have been
identified for residential land use arising from this evaluation largely arise following the
application of the sequential approach from the Square outwards. Priority was afforded to the
completion of the Loughcrew Hills development on the Mount Nugent Road (25 no. units) and
Loughcrew View development on the Kells Road (13 no. units). A total of 8.95 hectares of
lands have been identified for A2 residential land use which have the capacity to provide 225
no. units at an assumed density of 25 units per hectare. In addition, a large site (1.5
hectares) has been identified for town centre facilities and uses to the rear of Cogan Street
and Cavan Street which will include a residential component (assumed 50 no. units). There
are other pockets of lands identified which have an A1 residential land use zoning objective
which also have the potential to provide housing units over the life of the County
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Development Plan. The Planning Authority is satisfied that sufficient lands have been
identified to accommodate the household allocation of 319 no. units. All other lands are
identified as a Phase II and are not intended for release within the life of this County
Development Plan.
The other sites which were previously identified for residential development in the 2009 Local
Area Plan (now identified as Phase II) were considered less favourable on the basis of their
peripheral location relative to the town centre or lands being land locked with no obvious or
deliverable access available in the short term. In particular, the lands previously identified off
the “Harvest Mile” were discounted on the basis of their relative remove from the town centre
and the substandard nature of the existing road infrastructure to accommodate residential
development. The large site off Stoney Road was considered in preference to the large site
off the Millbrook Road on the basis of unrestricted access and proximity to secondary school
and sporting facilities. The Development Framework seeks to ensure that in any
redevelopment proposal of the lands adjoining the former cinema at Oliver Plunkett Street,
that the identified access to the lands to the rear of Millbrook Road are protected.
The Core Strategy of this County Development Plan seeks to permit a moderate rate of
residential expansion in the town over the Plan period. Future development and growth will
need to take account of the town’s ability to grow in a sustainable manner without causing
unacceptable impacts upon the surrounding environment. This Development Framework
endeavours to facilitate the continued growth of well designed, sustainable new residential
communities, which are integrated with the existing town’s built environment in order to
promote the efficient use of land and of energy, to reduce pressure for one-off housing on
rural lands, to minimise unnecessary transport demand, encourage walking and cycling and
to enhance the existing built environment; and to enhance the character of Oldcastle and
make provision for future community infrastructure for the town.

05 Commercial, Economic and Retail Uses

Oldcastle is identified as a Level 4 retail centre in the County Retail Hierarchy. Oldcastle acts
as a service centre for those residing in the town and its extensive rural hinterland. The
Square continues to form the commercial core of the town supporting a wide range of retail,
commercial and professional services, catering for the resident population, surrounding
hinterland and passing trade. The town is also uniquely vibrant in the County from a
commercial perspective due to a robust traditional manufacturing base (furniture and
engineering) and strong service sector employment.
There has been relatively little modern retail development in Oldcastle, when compared to
other towns in Meath, reflecting its relatively small size. The Retail Analysis undertaken to
inform the 2009 Oldcastle Local Area Plan indicated that Oldcastle primarily caters for top-up
shopping with main food shopping carried out in larger centres. Oldcastle is predominantly a
comparison centre (c. 66% of trading floorspace), comprising mainly independents, and
would benefit from an additional range of retail services and some modern retail formats.
In order to reinforce the role of the town centre, retail led regeneration will be encouraged,
particularly where it also provides for the promotion of tourism. In order to achieve this, the
‘convenience’ element and attractiveness of shopping will need to be enhanced, including
improvements to parking and traffic calming measures. This will be necessary to ensure that
expenditure leakage from Oldcastle does not increase, particularly for top-up shopping and
lower/middle order comparison goods. The Planning Authority has identified a large site (1.5
hectares) for town centre facilities and uses to the rear of Cogan Street and Cavan Street.
The Planning Authority has indicated their intended access points off both roads and it would
be the intention that a link road would develop between both sites. It is considered that this
land bank is sufficient to cater for the modern requirements of convenience retailers. A
Framework Plan is required to be prepared and agreed with the Planning Authority as part of
the development of this backland site.
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Oldcastle has a proud history of employment focused on the manufacturing industry as
evident from the quantum of land developed for industrial or related uses. The majority of
these lands are located north of the town (Virginia Road) in close proximity to the existing
industrial cluster. A business park has also been developed in this area although the interest
shown to date has been disappointing. This shall be the focus for employment creation over
the life of this Development Plan in addition to finding new uses for the vacant or redundant
premises in the town. The Planning Authority has identified the lands which had an
employment land use zoning objective which adjoin the “Harvest Mile” and off Keelys Lane as
Phase II on the basis of an existing over supply of lands identified for such uses allied to sub
standard road infrastructure presently serving both sites. Having regard to the nature of the
main manufacturing industries in Oldcastle, the current economic climate and the modest
rate of growth experienced since 2006, the remaining industrially zoned land bank identified
for release is deemed sufficient to meet the anticipated needs of Oldcastle over the life of this
Development Framework.

06 Community Facilities and Open Spaces

Oldcastle provides a range of educational facilities from crèche level to post primary
schooling. The town is catered for in terms of educational facilities by Gilson National School
and St. Oliver’s Post Primary School. The post primary school is a relatively new and modern
school having been rebuilt in 2000 and has since been extended in the form of 4 additional
classrooms. St. Oliver’s Post Primary School also offers a range of adult education courses
outside of school hours. The provision of educational facilities plays a central role in
supporting sustainable communities, the protection and creation of which is an integral part
of this Development Framework.
To accommodate the projected increase in population over the life of this Development Plan,
there is the potential requirement for a new single stream national school. Having regard to
the location of the existing national school within the curtilage of a Protected Structure, the
additional land required to accommodate a new school is not available at this location. Lands
have thus been zoned to the north east of the existing school which can accommodate a new
school of the required size and which also allows for future expansion. This land is adjacent
to community and recreational facilities thus encouraging multi-campus use. Access to this
site is difficult and will require some site assembly off the Kells Road to facilitate same. The
proposed means of access is identified on the land use zoning objectives map.
The town is also served by a health care centre located on Church St, two community halls:
the Show Hall and the Masonic Hall, a modern library, a Credit Union inclusive of gym for
members, a fire station, churches and a number of clubs which include:
•
•
•
•
•
•

Oldcastle GAA Clubs including ladies and juvenile clubs;
St Brigids Athletic Club;
Oldcastle United Football Club;
Oldcastle Basketball Club;
Oldcastle Community Games, and;
Oldcastle Tidy Towns Committee.

In addition to these venues and clubs, amenity areas such as the Fairgreen Playground and
the Oldcastle Pitch and Putt Course are also important resources and contribute to the overall
community infrastructure of Oldcastle.
There are two bring banks in Oldcastle one located at Curran's Filling Station on the Dublin
Road and the other at the Fire Station on the Millbrook Road.
Oldcastle town centre is currently deficient in passive recreational public open space. The
Square represents a key open space area in the town centre which is under utilised and
currently used for parking. The parking provision reduces permeability through this open
space, thereby inhibiting the movement of pedestrians in the area and detracting from the
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visual prominence of the Square itself. Gilson Park to the east of the town centre represents
the largest area of open space in the Development Framework area. The park forms part of a
group of amenities at this location including a pitch and putt course and children’s play area.
These local amenities are well sign-posted from the Square; they are, however, somewhat
removed from the town centre and not well served by pedestrian links. The architectural
heritage of Oldcastle in conjunction with its archaeological potential and existing vistas
contributes to the town’s special interest and enhances its tourist function.
A core aim of this Development Framework is to identify and make provision for high quality
community facilities at appropriate locations and to encourage linkages between these new
facilities and existing facilities. It is considered that the improvement of the existing
connectivity between Gilson Park and adjoining pitch and putt course will be facilitated by the
redevelopment of Opportunity Site No. 4 (see Urban Design Section). This proposal would
result in the formation of a new street and provide a linkage between the existing educational
area to the west through to Gilson Park and to the community, recreational and open space
zoned lands to the east. This will not only allow for multi-campus use but will also aid in the
regeneration of the Cloughan Street area.
It will be an objective of this Development Framework to identify and facilitate the provision
of open spaces in Oldcastle as part of any new development as well as improve connectivity
to the existing amenities from the town centre and surrounding residential areas.

6.1 Renaissance Community Plan
The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
The Council will include a policy to work closely with local communities in implementing
village design plans that have been prepared in a public consultation process whilst ensuring
that such plans are consistent with adopted Local Area Plans and development objectives
contained in the County Development Plan.
Policy ED POL 41 seeks to facilitate and support the implementation of Village Design Plans
and other community led projects to enhance village environments that have been prepared
through a public consultation process whilst ensuring that such plans are consistent with
adopted Local Area Plans for such centres and town/village development objectives contained
in the County Development Plan.
A Community Plan for Oldcastle has been prepared by Meath Partnership in January 2013.
The Development Framework for Oldcastle is supportive of the proposals contained in the
Village Plan as they relate to the development boundary of same. The projects which have
been identified as “highest priority projects” in the Community Plan are complementary to the
land use strategy put forward in this Development Framework.

07 Urban Design

Oldcastle developed as a market town at the intersection of key transport routes. The central
Square forms the focus of the urban fabric and although there has been a proliferation of
modern development in the fringe areas over the past two decades, much of the original
fabric of the town remains.
The town evolved organically over time resulting in a disordered street layout and a
proliferation of laneways. Notwithstanding this, the urban framework of Oldcastle is
orientated around the Square, which is located on an elevated position and is visually
prominent and offers views over the town. Although the Square acts as junction for
numerous vehicular routes, a sense of enclosure is created by the buildings that surround it,
which define the area as a key functional space in the town.
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The urban form of the town, which focuses on the central Square and the convergence of
regional road arteries, has resulted in vacant backland sites in close proximity to the town
centre. These backland sites and the concentration of commercial uses in the town centre
have lead to a fragmentation of the urban form of the town towards the fringes, resulting in a
noticeable transition between urban and rural at the town boundary. The landownership
pattern in Oldcastle may make it difficult to consolidate backland sites, the development of
which is a key aim of this Development Framework. In order to address this issue, 5 no.
Opportunity Sites in the town centre have been identified. Detailed development briefs have
been prepared for each site which outlines the type of development permissible on each site.
These development briefs which are contained in Appendix 1 have regard to the existing land
ownership patterns and encourage the consolidation or cooperation of land owners to
develop these sites.
This Development Framework aims to promote the development of a high quality, well
designed, well landscaped and appropriately scaled environment that is in keeping with the
existing character, amenity, environment, heritage and landscape of the town. The design of
new development should be responsive to its contextual surroundings and interact
appropriately between settlement and landscape always aiming to enrich the existing
qualities of the town. High quality design, appropriate use of materials and quality layout will
be essential in order to ensure that new development contributes positively to Oldcastle and
helps to create an attractive and sustainable settlement.
All designers of multiple residential developments within the Development Framework
boundary are requested to submit a Design Statement to the Planning Authority with their
planning applications in accordance with the requirements of Section 11.2 Residential
Development of Volume I. A Design Statement is an appraisal of the distinctive character of
the area adjoining the proposed development site and must consider how the design and
layout of the proposed development responds to, and preferably enriches that character.

08 Heritage

The rich archaeological, built and natural heritage of the area both comprising of and
surrounding Oldcastle are important resources that must be protected and enhanced to add
to the local sense of place and belonging, and also to increase the attractiveness of the area
to tourists and visitors. The protection of these resources and presentation of their heritage
value are key considerations in this Development Framework. All development objectives and
planning policies have been formulated with a view to improving the overall quality of their
context and setting.
This Development Framework seeks to protect and enhance the existing built and natural
heritage of the town and will seek to ensure that all Government Guidelines are adhered to
when considering new forms of development.

8.1 Built Heritage
Oldcastle is of historical, architectural and cultural importance. This is evidenced by its
distinct character and inherent qualities arising principally from the built heritage of the
settlement and remaining archaeological features. The importance of this Built Heritage is
reflected in the designation of the town centre as an Architectural Conservation Area. The
built environment of Oldcastle demonstrates the evolution of its residential, commercial and
social development over time and shows the different building techniques and materials
employed and the designs and styles of previous generations. A number of examples of
traditional building forms remain including Gibney’s shop and the Naper Arms hotel in
addition to several traditional shop fronts e.g. McQuaids Pharmacy and Mullens Auction
Room.
Development has influenced the current form of the town and the relationship of buildings to
the street edge illustrating how the town has developed physically and economically. While
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there are a number of examples of modern interventions limited opportunity remains for
further infill development along the principal streets due to the narrow plot widths and the
requirement to retain a cohesive character. Development can have a positive impact and can
conserve, enhance and provide a new use for older structures; however, unsuitable uses or
developments which detract from the traditional streetscape may threaten the character of
Oldcastle, particularly inappropriate alterations or demolition of existing structures. The
cumulative impact of such proposals would have a negative impact on the character of the
streetscape and undermine the role of Oldcastle as a historic service centre.
This Development Framework seeks to achieve a balance between facilitating further
sustainable growth and development in Oldcastle while ensuring that the existing heritage
and tourist value of the town is both maintained and enhanced.
Oldcastle contains several natural and built features worthy of protection. These features
include those contained on the Record of Protected Structures and the Record of Monuments
and Places and those identified in the Meath County Landscape Character Assessment.
Two sites of archaeological potential that are also listed on the Record of Protected
Monuments include St. Brides Church of Ireland (ME00376) and the Motte & Bailey to the
south of the town (ME00376). Particular care is required in the assessment of development
proposals in the vicinity of these Recorded Monuments.

8.1 Architectural Conservation Areas
Oldcastle contains an Architectural Conservation Area (ACA) encompassing the majority of
the centre of the town (See Map 9.2.12 of the Meath County Development Plan 2013-19).
The ACA extends from the Square to Oliver Plunket Street, Cogan Street, Cavan Street,
Barrack Street & Church Street. This designation recognises the special significance of the
built heritage which characterises Oldcastle and that care must be taken with regard to any
future proposals in this area. The Planning Authority will continue to ensure that all future
changes will enhance, rather than detract from, the character of this area and its setting.
Information on ACAs is set down in Section 9.6.12 of this County Development Plan. Further
information on Oldcastle ACA is detailed in the Character Statement which is available on the
Council’s website (www.meath.ie)

8.3 Natural Heritage

There are no Candidate Special Conservation Areas (c.SAC), Special Protection Areas (SPA) or
proposed Natural Heritage Areas within the development boundary of Oldcastle. However
Lough Sheelin SPA is located circa 9km to the north west of Oldcastle and Lough Bane c.SAC
is located circa 10km south of Oldcastle. Oldcastle derives its water supply primarily from
Lough Bane.
Oldcastle also possesses other unprotected natural heritage features which include the public
park, trees, hedgerows and uncultivated grassland. Of particular note are the groupings of
trees that mark the southern, western and eastern approaches to the town. These tree
groups create ‘green gateways’ to the town that contribute positively to the ambience of the
town.
There are also significant groupings of trees around the Gilson National School and St. Bride’s
Church adjacent to the Square. These trees function as a wildlife habitat, provide visual relief
and are an important visual amenity for the town.
The public park, located in the east of the town, is an important local amenity that adds
significantly to the quality of life of Oldcastle.
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09 Movement & Access

Oldcastle is served solely by regional roads, the R154 and R195, with the N3 / M3 directly
accessible via Virginia to the north east and Drumbaragh to the south east. The road network
in the town is dominated by the regional routes R195 and R154 that meet at the cross roads
in the town centre. The R195, running north to south through the town, is the busier of the
two roads. The flow of traffic moving along these roads is often hampered by cars making
parking manoeuvres in the town centre. It is important to find a compromise between the
free flow of traffic along these regional roads and the safety and convenience of town centre
users. This can be best achieved through the control of the speed of traffic through the town,
the provision of convenient pedestrian crossings and the proper management of parking in
the town centre.
Due to the historic layout of Oldcastle, the town is not particularly pedestrian or cycle
friendly. In the most part the streets of Oldcastle are sufficiently lit to provide for safe
pedestrian and cycle movement. The exception to this is Cobbler’s Road where there is no
street lighting. The improvement of the pedestrian and cycle network in the town, making it
attractive, convenient and safe to use, will encourage a shift from car journeys to pedestrian
or cycle journeys. Improvements would include the provision of a well laid out and
comprehensive footpath network, convenient pedestrian crossings, improved street lighting,
cycle lanes and bicycle racks. The objectives included in this Development Framework have
identified the locations where improvements are required.
There are currently no pedestrian crossings or cycle lanes in the town.
Oldcastle is currently served by a public transport service to Kells via Virginia (no. 188
service). This includes a once daily onward service to and from Navan. A large number of
onward services can also be availed of in Kells including services to and from Dublin.
Improvement in this service could have the effect of encouraging the use of public transport
for some journeys.
Car parking remains an ongoing problem in Oldcastle. Excessive on-street parking is
disrupting the flow of traffic through the town and is inhibiting access to the town centre
whilst existing car parks remain underutilised. Improving the pedestrian links between the
Town Square and the car parks, particularly the Fair Green car park, would help to encourage
usage of this car park and alleviate pressure for parking from the town centre. In conjunction
with better organised on street parking, this would ensure that traffic can pass easily through
Oldcastle, whilst shoppers can easily access the town centre.
The transport vision for Oldcastle is to ensure that, where necessary, the use of private
vehicles is facilitated in an efficient and equitable manner whilst encouraging the use of more
sustainable modes of transport including pedestrian and cycle movement and enhancement
of pedestrian permeability. In order to achieve this vision, it will be necessary to provide for
the improvement in parking and traffic movement in Oldcastle town centre. On-street
parking, particularly long-stay parking, should be restricted where appropriate and directed
toward existing car parks near the town centre.

Strategic Policies
SP 1

To encourage the establishment of a high quality urban grain throughout the
Development Framework area and the seamless integration of existing
development into a unified urban form that supports sustainable communities.
This will be achieved through seeking:
a) Intensification of development at appropriate locations.
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b) An emphasis on mixed land uses that are complementary and offer a greater
diversity of land uses.
c) Increased accessibility to community, economic and recreational facilities.
d) Prioritising infrastructure provision before considering additional development.
e) High quality design that is innovative rather than repetitive.
f) The protection of amenity levels of adjoining development and the integration
of new development with existing development by maximising permeability and
connectivity.
g) The orientation of proposed buildings towards the street and areas of open
space.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 3

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.

Policies
Flood Risk
FR POL

To manage flood risk and development in Oldcastle in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

Land Use
LU POL 1

To encourage the maintenance of a compact mixed-use town centre in
Oldcastle, with a balance of uses that promotes movement and activity
throughout the day and evening.
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LU POL 2

To maintain existing commercial and retail development in the town centre
and encourage the upgrading and expansion of such facilities to meet local
need.

LU POL 3

To encourage the active use of first floors in the town centre for commercial
and retail uses in addition to residential uses.

LU POL 4

To discourage non-commercial uses at ground floor level in the town centre
and uses which detract from the historical character of the town centre
(except where otherwise specified).

LU POL 5

To encourage environmental improvements to the public realm of the town
centre in the form of convenient and safe pedestrian crossings and route
ways, landscaping developments and high standards of design and finish in
commercial developments.

LU POL 6

To protect existing industries while seeking to diversify the range of
employment offer in Oldcastle.

LU POL 7

To ensure that industrial and manufacturing development is undertaken in
line with the provision of infrastructure.

Residential Development
RD POL 1

To provide for the expansion of Oldcastle on lands close to the town centre,
which may be developed with the least infrastructural expenditure and which
provide good access to the range of social, educational and economic facilities
available in the town.

RD POL 2

To encourage in-fill housing developments where appropriate, the use of
underutilised and vacant sites and vacant upper floors for accommodation
purposes and facilitate higher residential densities at appropriate locations,
subject to a high standard of design, layout and finish.

RD POL 3

Overall, residential densities should reflect individual site characteristics,
conform to the surrounding character of Oldcastle and protect the amenity of
adjoining residential development. Residential densities of up to 35 no. units
per hectare can be achieved in Oldcastle town centre and 25 no. residential
units per hectare in the rest of the Development Framework area, subject to
good design and site constraints. With regard to housing proposals
comprising 15 or more units, a mix of house types and sizes should be
provided with variety in design within a unified concept.

Community Facilities and Open Spaces
CF POL

To ensure that community and recreational facilities, including the Upper
River Inny to the south of the town, are linked into the surrounding
environment through the provision of safe and high quality pedestrian and
cycle links.

Renaissance Community Plan
REN POL

To facilitate and support the implementation of Oldcastle Community Plan and
other community led projects to generally enhance the village whilst ensuring
that the projects which emanate from same are consistent with the
development objectives contained in this Written Statement for the village.
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Urban Design
UD POL

Innovative development proposals seeking to consolidate the town centre and
create distinct character areas, in particular through the use of backland areas
in Oldcastle, will actively be encouraged by the Council.

Heritage
HER POL 1

Where replacement buildings are deemed acceptable to the Planning
Authority, new buildings should take into account existing plots, where
possible, in order to retain the existing grain, character and vibrancy of the
town centre.

HER POL 2

While not generally encouraged, where breaking through internally between
adjacent buildings is required in the ACA, both fronts are to maintain an
active function. Clear vertical distinction is required between distinct buildings.

HER POL 3

Alteration to the existing opening sizes and proportions or for additional
openings in traditional buildings in ACAs will only be considered in exceptional
circumstances and where they do not detract from the character of the area.

HER POL 4

To protect historical burial grounds in Oldcastle and encourage their
maintenance in accordance with conservation principles.

Movement and Access
MA POL 1

To promote pedestrian movement in Oldcastle through the improvement of
the footpath network and the provision of pedestrian crossings at convenient
locations.

MA POL 2

To ensure that traffic is reduced to a safe speed before entering Oldcastle.

MA POL 3

To adopt and implement a parking plan for Oldcastle that would promote use
of the existing car parks and ordered on-street parking where appropriate.

MA POL 4

To provide for the upgrading of regional roads in the Development
Framework area.

MA POL 5

To ensure that a suitable road network is provided to allow for ease of
movement of traffic in Oldcastle both now and in the future.

Objectives
Land Use
LU OBJ 1

To protect, while also offering opportunities to expand, the existing
employment base of Oldcastle through the zoning of an adequate quantity and
range of land and the provision of necessary infrastructure.

LU OBJ 2

To maintain the successful mixed-use town centre of Oldcastle through a
balance of retailing, commercial uses, housing, education and community
facilities to serve existing and future residents.

LU OBJ 3

To resolve the infrastructural issues in the town and to give priority to
employment generating uses as services become available.
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LU OBJ 4

To maintain and encourage independent access to the upper floors of
buildings in the town centre.

LU OBJ 5

To encourage retail and commercial uses at ground floor level in premises
fronting the Square.

LU OBJ 6

To encourage a wide range of employment uses on lands zoned E2 north of
the town.

LU OBJ 7

To discourage the locating of any further employment uses to the south of the
town immediately adjacent to established residential areas.

LU OBJ 8

To requirement the preparation a Framework Plan for the backlands to the
north of Cogan Street and west of Cavan Street identified for ‘B1’ land use
zoning objective. Any redevelopment of these lands must include for shared
car parking, a significant residential component and provide an access road
linking the 2 streets. The Planning Authority shall specify the requirements of
this Framework Plan through the development management process.

Community Facilities and Open Spaces
CF OBJ 1

To co-operate with the Department of Education and Science in relation to
matters relating to the future expansion of St Oliver’s Post Primary School and
the siting and development of a new National School. An access road to serve
the proposed new national school site from Church Street shall be provided as
part of the residential development proposals on the adjoining lands or by the
Department of Education and Science should they proceed with site
development works first.

CF OBJ 2

To support the provision of a playing pitch on lands zoned for educational
purposes adjacent to St. Oliver’s Post Primary School.

CF OBJ 3

To ensure the preservation and protection of Gilson Park and to integrate
Gilson Park and other open spaces in Oldcastle through an emphasis on
pedestrian links.

CF OBJ 4

To ensure the safety and security of the Fair Green Playground.

CF OBJ 5

To improve links between the town centre and surrounding public open space
areas.

CF OBJ 6

To protect and encourage more intensive use of Gilson Park and other open
spaces.

CF OBJ 7

To maintain and protect existing trees and hedgerows where possible and
facilitate a fourth “green gateway” to the north of the town.

CF OBJ 8

To co-operate with the relevant statutory, voluntary and community groups in
the provision of a multi-purpose community centre and an active recreational
space at an appropriate location in the town.

288

Volume 5

Oldcastle Written Statement

Heritage
HER OBJ 1

It is a specific objective of the Council to maintain the identified views and
vistas in Oldcastle whilst also allowing for proper planning and orderly
development.

HER OBJ 2

To maintain important views and landmarks in Oldcastle.

Movement and Access
MA OBJ 1

To provide for footpaths and street lighting on Cobblers Road.

MA OBJ 2

To provide for footpaths leading from Cloughan Street to Gilson Park, via the
entrance to Fair Green Car Park.

MA OBJ 3

To provide for additional street lighting at the Southern end of Cloughan
Street.

MA OBJ 4

To facilitate a new street linking Cavan Street, Cloughan Street and the Fair
Green.

MA OBJ 5

To provide for footpath improvement and additional street lighting at the
Northern end of Cloughan Street.

MA OBJ 6

To provide for a footpath and additional street lighting to connect Mount
Dutton Close to Cavan Street.

MA OBJ 7

To facilitate a new street linking Cavan Street and Cogan Street to the west of
the town centre to provide appropriate access to development lands.

MA OBJ 8

To extend the footpath on the southern side of Cogan Street to connect
Loughcrew residential estate to the footpath network.

MA OBJ 9

To provide pedestrian crossings points in the town centre.

MA OBJ 10

To provide a walking route to the north-east of Oldcastle as specified on the
land use zoning objectives map.

MA OBJ 11

To facilitate additional footpath and public lighting provision on the Kells
Road over the life of the Development Plan.

MA OBJ 12

To provide cycle routes where possible.

MA OBJ 13

To provide cycle stands at appropriate locations in the town.
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Appendix to Oldcastle Written Statement: Urban Design Framework
for Opportunity Sites
Opportunity Sites in Oldcastle
This Development Framework recognises the need to capitalise on the physical assets of the
town centre, including its historic environment and to encourage the high quality
redevelopment of underutilised opportunity sites. The development of opportunity sites will
enhance neighbouring premises and provide a new commercial impetus for the town, whilst
expanding on the range of attractions that the town centre has to offer. In addition, the
redevelopment of the identified opportunity sites would allow for the enhancement and
improvement on the existing urban grain of the town, clustered around the central Square. It
will be essential that “best practice” urban design and sustainable development principles are
incorporated into the proposed redevelopment of the identified opportunity sites.
The 5 no. opportunity sites are illustrated on Figure 1 below and were identified owing to
their location within the town centre and their potential for redevelopment to cater for
additional town centre uses. The 5 no. opportunity sites, should they be developed, will
contribute to maintaining a compact town centre whilst also enhancing the economic vitality
and viability of Oldcastle. The redevelopment of these sites is, however, key to the realisation
of the strategy set out in this Written Statement. Individual design briefs have been
formulated for each site with a view to providing guidance for proposed development.
Overall, these opportunity sites possess potential for major new shopping and mixed-use
developments that connect seamlessly with the existing streets and town centre while also
increasing permeability within the town.

Figure 1 : Opportunity Sites in Oldcastle
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Design Brief Site No. 1
Site No.1 fronts onto Cloughan Street and is located immediately to the north of the public
car park at Fair Green. The site is currently vacant but has the potential to be developed for
leisure and retail uses with residential units on the upper floors.
Site Development Objectives
• A built environment that
provides edge definition will be
considered where it contributes to
and enhances the existing open
space provision;
• The redevelopment of this site
necessitates the provision of high
quality pedestrian linkages to the
town centre;
• Any redevelopment of this site
must embrace the amenity of
Gilson Park while also creating an
active street frontage.
Land Uses
Retail/ leisure/ residential uses are
the primary uses that have been
identified for the subject site. The
commercial element should be
concentrated along the street
frontage adjoining the southern
and western boundaries of the
Figure 2 : Opportunity Site No. 1
site, with an active frontage
adjoining Gilson Park. It is envisaged that dual-aspect residential units will be accommodated
in the upper floors providing passive surveillance into Gilson Park.
Height
Building heights on the subject site should not exceed 3 no. storeys in height in line with
County Development Plan standards.
Urban Design
It is essential that any development proposed on this site appropriately addresses the street
and creates an active frontage which will enhance the area and strengthen links to the town
centre. Development on the site must also address Gilson Park while respecting its amenity.

291

Volume 5

Oldcastle Written Statement

Design Brief Site No. 2
This site is located to the rear of the HSE Health Centre, adjoins Gilson National School and
fronts onto the Fair Green and Gilson Park. This is a corner site and therefore any
redevelopment proposals will be required to address Gilson Park and Cobblers Road. It is
proposed to redevelop this site for residential uses such as town houses or similar that will
overlook the Fair Green (including the designated children’s play area) and Gilson Park,
thereby increasing passive surveillance of these public open spaces.
Site Development Objectives
• It is essential that any building
successfully addresses the Fair
Green and Gilson Park by
comprising an active frontage
onto these areas of open space;
• Residential dwellings, such as
townhouses or similar, on this site
should be designed to overlook
Gilson Park with own door access;
• Residential dwellings on this site
should respect the residential
amenity of adjoining properties.
Land Uses
Residential use is the principal
use that has been identified for
the subject site. Other land uses
may be considered where they
respect the scale and grain of the
design brief.
Figure 3 : Opportunity Site No. 2

Density
The site is strategically located within the town centre and is therefore suitable for higher
density development such as townhouses or similar. All development proposals on this site
will be subject to design considerations.
Height
The site’s proximity to the Town Centre facilitates the provision of 2-3 storey own door access
dwellings on this site or similar.
Urban Design
Any proposed redevelopment of the subject site must ensure that an adequate design
response to the site’s location opposite Oldcastle’s principal areas of public open space is
adopted.
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Design Brief Site No. 3
This corner site which fronts onto Cloughan Street and Cobblers Road is located adjacent to
the existing town centre and opposite the Fair Green. The redevelopment of this site is
pivotal to the overall regeneration of this area. The design of any proposed development
must thus acknowledge the corner status of the site and seek to address the street frontage
in an appropriate manner that will result in the enlivening of this area of the town centre.
Site Development Objectives
• Any proposed development will be
expected to embrace the site’s
frontage onto the Fair Green and
therefore active frontage shall be
provided fronting this key area of
open space in order to achieve
passive surveillance of the children’s
playground and the public car park.
• Retail uses at ground floor level will
create an active frontage that will
encourage activity and subsequent
passive surveillance of the community
infrastructure.
Land Uses
Commercial and residential uses are
identified for the subject site.
Density
The site is strategically located within
Figure 4 : Opportunity Site No. 3
the town centre and is therefore
suitable for higher density development subject to design considerations.
Height
The site’s proximity to the town centre facilitates the provision of 2-3 storey structures on the
site.
Urban Design
A fine urban grain comprising retail/commercial units will be encouraged on the site owing to
its location within the town centre and in order to correspond with the prevailing urban fabric
surrounding the site.
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Design Brief Site No. 4
This site currently comprises dual frontage onto Cavan Street and Cloughan Street. At
present vacant retail units front onto Cavan Street with undeveloped backlands located
adjoining Cloughan Street. Meath County Council will work with the land and property owners
and developers to secure the comprehensive redevelopment of this site to provide a mixeduse development that will form an extension of the town centre uses. The development of
this site is central to expanding Oldcastle’s town centre to create a more attractive, vibrant
town that meets the needs of residents, commercial interests and visitors. Furthermore, the
planned redevelopment of the site, in particular the provision of a new street, is key to the
success of both the regeneration of this area and to the community and recreation strategy
as it will link the town centre to the existing community infrastructure.
Site Development Objectives
• The provision of greater levels of
permeability that facilitate improved
access to the Fair Green and Gilson
Park from the town centre;
• Any proposed development must
seek to provide for a new internal
street through the site with commercial
and office ground floor units fronting
onto this new internal route. The
provision of a new street will create an
integral linkage between Cavan Street
and the range of community facilities
at the Fair Green and Gilson Park,
thereby enhancing permeability within
the town centre and increasing the
quality of life for inhabitants;
• Active frontages onto both Cavan
Street and Cloughan Street;
• A predominance of retail related uses
and office development on the ground
Figure 5 : Opportunity Site No. 4
floors of any development proposal;
• The provision of residential units in the
upper floors of the proposed development;
• Measures will be required to protect existing residential amenity;
Land Uses
Retail, commercial and residential uses are the primary uses that have been identified for the
subject site. The commercial development should be concentrated along the proposed
internal street frontage between Cavan Street and Cloughan Street. The predominant use will
be retail with own door office units encouraged to a lesser extent.
Density
The site is strategically located within the town centre and is therefore suitable for higher
density development subject to design considerations and the protection of the existing
residential amenity of residential properties located on Cloughan Street.
Height
The site’s proximity to the town centre facilitates the provision of 2-3 storey buildings on the
site with taller buildings close to the centre of the site subject to design and visual impacts.
Urban Design
It is essential that an internal pedestrian street is provided through the site as part of any
development proposal. In addition, the utilisation of varying building heights will ensure that
the development integrates with existing residential units on Cloughan Street and creates a
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coherent streetscape. A fine urban grain will integrate the new street into the existing
townscape.
Design Brief Site No. 5
This site is distinct as it comprises of the
Oldcastle Creamery which it is
recognised is still operational. However,
in order to protect the future
development of this key area of
Oldcastle, it is necessary to provide a
brief
for
its
comprehensive
redevelopment should the opportunity
arise within the life-time of this County
Development Plan. The brief will ensure
that this strategic site is developed in a
planned and appropriate manner.
The site has the potential to
accommodate an extension of town
centre uses, including large floorplate
retailing, thereby not only maintaining
the compact form of the town centre
but also providing for future growth
proximate to it.

Figure 6 : Opportunity Site No. 5

Site Development Objectives
• The redevelopment of the site should act as a high quality expansion of the town centre
facilitating the maintenance of a compact centre;
• The site has the potential to provide a mix of retail and residential uses or large floorplate
retailing that would accord with the sequential test;
• Any development on the subject site must be primarily orientated towards Cloughan Street
whilst also acknowledging the dual nature of this corner site. Parking must be located behind
the building line and any redevelopment proposed should demonstrate how it addresses and
contributes to the street and represents the optimal upgrading of the area.
Land Uses
Retail and commercial uses are the primary uses that have been identified for the subject
site. The commercial development should be concentrated along the street frontage adjoining
the northern boundary of the site and at the Cloughan Street frontage.
Height
The site’s proximity to the town centre facilitates the provision of 2-3 storey buildings on the
site with taller buildings close to the centre of the site subject to design and visual impacts.
Urban Design
It is envisaged that this site could accommodate a large floorplate retail unit given its existing
use and layout. It is integral, however, that any development proposal addresses both
Cloughan Street and the street forming its northern boundary while integrating with
surrounding developments.
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RRaatthhccaaiirrnn W
Wrriitttteenn SSttaatteem
meenntt
Settlement
Position in Settlement Hierarchy

Position in Retail Strategy
Population (based on Geodirectory
statistics)
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites

Strategic Flood Risk Assessment

Rathcairn
Village – Serve a smaller rural
catchment; provide local services with
some smaller scale rural enterprises in a
number of such villages.
Level 5 retail centre
133 persons 1
No committed units
40 No. Units
There is both a national school and
secondary school in the village.
Community centre and clubhouse (An
Bradán Feasa), library, church and
football field.
There are no Natura 2000 in close
proximity of the village. The River Boyne
& River Blackwater SAC & SPA is
positioned approx 2km to the southwest
of the village.
No SFRA required.
Implement Flood Risk Management
policies from the CDP.

Goal

To promote the development of the village in a manner that protects and
enhances its linguistic and cultural distinctiveness, while also providing for
development which will allow Rathcairn to develop in a sustainable manner, as
an attractive place to live, work, recreate and visit, reflecting its Gaeltacht
distinctiveness.

01 Village Context

Rathcairn is located in the centre of County Meath in the Kells Electoral Area. It is one of the
two Gaeltacht areas in the county, with the other being Gibbstown. Rathcairn is located along
a narrow local road network (L-40022) between the R154 (Athboy/Trim Regional Road) and
the N51 (Athboy/Navan Road) and is approximately 3½km east of Athboy.
The statutory land use framework for Rathcairn promotes the future development of the
village in a co-ordinated, planned and sustainable manner in order to protect and enhance its
linguistic and cultural distinctiveness whilst also providing for development which is
physically, economically and socially sustainable. It is an objective to create a built
environment that is attractive and physically distinctive as a Gaeltacht village for those who
live and work in Rathcairn in addition to being attractive to visitors.
Rathcairn is identified in the grouping of ‘Key Villages’ in the settlement hierarchy of the
County Development Plan. Such villages tend to be located more remotely from major towns
or centres and play a key local role for services for the local rural and adjoining village
populations. In effect, they operate as rural service centres; a vital role to sustain rural
communities
1

46 dwelling units multiplied by average household size of 2.9 for Co. Meath in Census 2011.
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The future development of such villages as a key local centre for services and local enterprise
development will be supported and growth beyond that which caters for local need or which
would create unsustainable commuting patterns will not be considered appropriate.
In order to facilitate the delivery of the vision for Rathcairn, linguistic and cultural heritage,
land-use, movement and access and natural and built heritage strategies have been
identified. These strategies are augmented by policies & objectives and are described in the
following sections.
Broad Objectives
•

To ensure the continued survival and promotion of the Irish Language as the spoken
language of the Gaeltacht community.

•

To facilitate the protection and promotion of all aspects of the Gaeltacht cultural
identity.

•

To promote development that protects and enhances the linguistic and cultural
heritage of Rathcairn.

•

To provide amenity and open spaces at appropriate strategic locations which would
be of a high design quality and that promotes community participation.

•

To ensure adequate provision of appropriate housing, commercial, community and
educational facilities to serve existing and future residents and in a way that are both
language and culture friendly.

•

To provide a robust urban design framework that reflects the villages Gaeltacht
distinctiveness.

02 Water and Wastewater Services

Water supply is from the Athboy Water Supply Scheme which currently has limited capacity
available. There are no immediate plans to upgrade/augment this supply. Water savings
brought about through water conservation measures should provide a limited amount of
additional water supply.
Rathcairn is serviced from the Athboy Wastewater Treatment System which had recent
upgrade works carried out in 2010. The upgrade works included the construction of four new
foul pumping stations in Rathcairn to serve the village and connect to the Athboy sewerage
network. The new capacity of the Athboy WWTP is 5,800 P.E. The scheme has reserved 600
P.E for Rathcairn.

03 Land Use

The principal land uses in Rathcairn comprise of local service and employment uses,
educational and residential uses. These have already been outlined in Section 2.0, 3.0 and 4.0
respectively. The principal land uses surrounding and adjoining the village comprise of land
used for agricultural purposes.
The village centre should continue to meet the social and community needs of the existing and
future population while creating an identifiable and legible centre for the village.
The lands identified for community use to the south of the secondary school will facilitate
potential associated educational uses, and to the south of the primary school will facilitate
potential additional community use expansion.
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The F1 land use zoning objective for recreational amenity is proposed adjoining the church to
reflect existing land uses and to protect the amenity of this area. A new F1 Land Use Zoning
Objective is proposed to the north of the village to improve village recreational amenity. It is
noted that planning permission has been granted to facilitate this intended use.
The land use strategy for Ráth Cairn seeks to provide a ‘distinctive quality driven residential
development and essential local commercial and community facilities’. The land use zoning
map for the village includes three distinct zones which include;

1) The village centre and community uses,
2) The primary school and residential cluster and,
3) The industrial lands to the north of the village which are at a remove from the centre.
It is intended that future residential development in Ráth Cairn will be low density to provide a
sustainable alternative to one-off housing and to retain the overall rural character of the area.
It is proposed that these areas can intensify in the future to ensure the sustainable use of
serviced land.

04 Residential Development

The principal population policies seek to ensure that the existing population can continue to
exist and thrive as a distinctive cultural community. New residents should predominantly be
prepared to integrate with the Irish speaking culture to ensure the protection of the language
and culture in the area.
Residential uses are located within and adjoining the village development boundary. These
mainly comprise the historic Land Commission dwellings and more recent one-off houses in
the form of ribbon development and small cul de sac clusters. There has been no significant
residential development in the village during recent times other than individual dwellings on
sites controlled by Comharcumann Rathcairn.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 40 units to Rathcairn over the 2013 – 2019 period. The land use zoning
objectives map has identified the lands required to accommodate the allocation of 40 no.
units provided for under the Core Strategy. This followed the carrying out of an examination
of the lands previously identified for residential land use in the 2009 Rathcairn Local Area
Plan and still available for development. The lands which have been identified for residential
land use arising from this evaluation largely arise following the application of the sequential
approach from the village centre with regard to the Rathcairn Master Plan which was
prepared as part of the 2009 Local Area Plan. This has sought to concentrate development
between the 2 schools with additional commercial development promoted at the junction
opposite Áras Pobal Ráth Cairn / Áras Uí Ghramhnaigh.
The Ráth Cairn Master Plan is presented in Section 10.0. The Master Plan, which was
developed as part of the Ráth Cairn Local Area Plan (2009), is indicative only and is intended
to provide design guidance with respect to the built form and layout of the village. Whilst the
extent and nature of the land use zoning objectives are no longer consistent with those
contained in the 2009 Local Area Plan for Ráth Cairn for which the Master Plan was
developed, there is considerable merit in retaining the urban design framework for the
village. The indicative Master Plan will continue to provide guidance for development
management proposals in the village for the life of the County Development Plan. It should
be considered in conjunction with the land use zoning objectives map which is the statutory
land use framework for the village.
The Planning Authority has identified 6.7 hectares of land for residential purposes which
includes an area (1.54 hectares) adjoining the residential development by Comharcumann
Rathcairn. The application of a standardised 20 units per hectare would fail to respect the
vernacular design evident within the Gaeltacht Area. Future residential development should
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be low density and be cognisant of the traditional building form and styles in the area. Low
density residential development is proposed to provide a sustainable alternative to one-off
housing and to retain the overall rural character of the area. The proposed Master Plan for
the village assisted in the selection of areas for residential development in the land use
zoning objectives map noting that the proposed sites identified for village centre facilities and
uses would also contain residential development. It shall be a requirement of any application
for residential development on the subject lands to demonstrate consistency with the Master
Plan for the village as it applies to such sites. All other lands are identified as Phase II and
are not intended for release within the life of this County Development Plan.
New residential areas adjoining the village core will be subject to detailed design statements.
These dwellings should be designed in the form of clusters, with varied building alignments,
comprising gable and parallel configurations of simple building form. It is proposed in this
Written Statement that these areas would develop initially to a low residential density. If
demand requires and infrastructure becomes available the intensification of these sites is
promoted. This is to promote the sustainable use of serviced sites and the creation of a
vibrant and sustainable community.

05 Commercial, Economic and Retail Uses

Rathcairn is identified as a Level 5 retail centre in the County Retail Hierarchy. It has a small
range of retail services, primarily a local convenience shop and the village would benefit from
having a greater range and variety of such facilities. However, the close proximity of the
village to Navan & Athboy will continue to be a deterrent to attracting facilities other than to
serve the immediate needs of the village and rural catchment.
The main commercial and industrial activities in the village include Údarás na Gaeltachta
industrial estate to the north of the village. This development provides valuable employment
in the village and contributes to the local economy. This Development Framework seeks to
provide for the intensification of the industrial area for small scale business which
complements the existing industrial uses. Employment is generated through work associated
with the Irish Language and cultural initiatives, including Irish language learning/summer
schools and associated tourism activities such as Irish music, dancing, walks, festivals, etc.

06 Community Facilities and Open Spaces

Community uses in Rathcairn are centrally located and include the community centre and
clubhouse (An Bradán Feasa), the library, church and GAA football field. The primary school
(Scoil Uí Ghramhnaigh) is located at the entrance to the village from the south / Trim Road,
and the secondary school (Coláiste Pobail Rath Cairn) is located between the village centre
and the industrial area. At present, there is one public amenity area in the village centre
adjoining the church.
As Rathcairn develops, existing community and recreational facilities should be enhanced to
meet the needs of the existing and future population. Educational facilities and associated
and complementary community uses also have the potential to stimulate local employment.

07 Urban Design

Rathcairn has evolved as a medium sized settlement. The village developed in the 1930’s and
comprised one-off dispersed Land Commission dwellings. These dwellings are distinctive and
characteristic of the Gaeltacht Area.
Rathcairn village has a dispersed built fabric and retains a rural character, with nodes of
development at the existing industrial area to the north, the village core and primary school.
Rathcairn comprises three distinct areas as follows:
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7.1 Character Area 1 Village Centre
This character area comprises the community uses and the village centre.
Urban
•
•
•
•
•
•
•
•

Analysis
Positive building line, formed by community hall creating a sense of place.
Dangerous junction / road alignment at the community hall.
Attractive stone boundary treatment to Church and open space.
Uncoordinated boundary treatment to cul de sac estate to west.
Varied and attractive boundary treatment to cul de sac to south.
Distinctive cross road structure.
Extensive parking area surfaces.
Poor pedestrian environment in residential area adjacent and providing access to GAA
football field.
• Overall poor pedestrian infrastructure.
• Positive sense of place associated with community uses.

7.2 Character Area 2 Primary School and Residential Cluster
This character area is located at the entrance to the village from the south at the junction
with the Trim Road. It is characterised by the primary school and a residential cluster and
distant views to the village centre to the west and the industrial area to the north.
Urban Analysis
• Positive boundary treatment at school and adjoining residential development,
including wall and hedges.
• Good pedestrian connections to village centre on north and south of local road.
• Poor boundary treatments to south of local road connecting to the village centre.
• Attractive views westwards to residential clusters adjoining village centre.
• Poor landscape quality / integration of urban to rural development northwards
towards industrial area.
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7.3 Character Area 3 Industrial Area
This character area is located to the north of the village. This area marks the entrance to the
village from the north, along the Dunderry / Athboy Road.
This area presents a poor image of the village.
• Industrial development dominates visual amenity and presents a negative visual
appearance.
• Poor / deteriorating boundary treatments to north and south of local road. Poorly
defined boundary to industrial area.
• Poor pedestrian amenity.

7.4 Building Typologies
New buildings in the village centre and the proposed residential areas should be of a form
and scale that reflects the vernacular of Rathcairn.
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Residential development should comprise detached dwellings in principal. Infill sites should
comprise detached dwellings, retaining access and views through to protect visual
connections to the rural hinterland.

08 Heritage
8.1 Cultural Heritage
Rathcairn was designated a Gaeltacht in the 1930s when migrants from Galway settled in the
area. The migration to the Rathcairn Gaeltacht took place as a result of the Irish Land
Commission’s work in relieving congestion along the Atlantic Coast. Sufficient land was not
available & convenient to these congested areas and suitable estates were more readily
available in the east of Ireland. In 1935, forty families from Galway were relocated to what is
now Rathcairn village. The identity of the Gaeltacht has largely been preserved, benefiting
from its rural location, the size of the community and the development of employment and
community initiatives that protect and enhance the Irish language and culture of the area.

8.2 Natural Heritage
The Athboy River is located approximately 2km to the southwest of the village. This river
forms part of the River Boyne & River Blackwater SAC and SPA Natura 2000 network which
spans the county.
Rathcairn is located in the West Navan Lowlands as identified in the Landscape Character
Assessment of the Meath County Development Plan 2013-2019. This landscape is flat
surrounding the village, and rises to the south. There are generally poorly defined
approaches to the village, and poorly defined building lines and hedgerows in the village.
The landscape surrounding Rathcairn comprises mixed woodland and coniferous plantations
and rougher mixed pasture and areas of scrappy woodland.
Key recommendations identified in the Landscape Character Assessment and applicable to
Rathcairn include the promotion of the Gaeltacht around Rathcairn as a cultural resource and
to promote links with other Gaeltacht areas including Gibbstown.
The strategy seeks to ensure that a green edge is established surrounding the built up areas
of Rathcairn and that the visual impact of new development is overlooked by landscaping
proposals.

8.3 Built Heritage
The County Development Plan 2013-2019 does not identify any protected structures in
Rathcairn village. The village has developed in three distinct areas. These include an
industrial area to the north of the village, the village centre and associated cul de sac
developments and the primary school and residential cluster at the Trim Road junction.
The village centre is compact in form, giving a sense of place. The remainder of the village is
dispersed and lacks overall coherence and structure, but retains an overall rural character.
A contemporary interpretation of the local building style using modern material and
technology is encouraged. This will assist in creating a particular identity for Rathcairn that is
derived from local traditions.

09 Movement & Access

The village of Rathcairn is located close to the national and regional road systems (N51 and
R154). The village is however defined by the local road network and cul-de-sacs.
The built up area of Rathcairn is largely contained within a 400 metre walkband from the
village centre and includes community, educational and residential uses. The industrial estate
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is within an 800m walkband radius. However, permeability between the industrial area and
the village centre is poor, thereby increasing the walking distance between the village centre
and the industrial areas. Pedestrian facilities are poor in the village. Car parking generally
occurs in a haphazard manner along the principal routes, which obstructs vehicular and
pedestrian movement in the area.
Rathcairn is poorly served by public transport at present. The nearest public transport
connections to the village are located at Athboy and Navan, which are served by public bus
services. However there may be potential for the development of private shuttle bus services
to Athboy or Navan where access to public transport services is greater.

10 Masterplan

Indicative Masterplan

The Ráth Cairn Master Plan is illustrated on the previous page. The Master Plan shows new
streets and spaces, appropriate building forms and landscape proposals. The Master Plan is
indicative only and is intended to provide design guidance with respect to the built form and
layout of the village. It should be considered in conjunction with the land use zoning
objectives map which is the statutory land use framework for the village.
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Strategic Policies
SP 1

To ensure that the growth and development of Rathcairn shall be directed to
meet the needs of the local community and be in keeping with the existing
character, amenity, heritage and landscape of the village.

SP 2

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan

Policies
Gaeltacht Identity
GAEL POL 1

To plan an efficient system whereby the aspects of the Gaeltacht
environment can be assessed and protected as part of the planning
process including the use of language conditions.

GAEL POL 2

To encourage architectural styles that complement local tradition such as
the ‘Land Commission house’ and the Clachan Dwelling cluster. A
contemporary interpretation of indigenous traditions is encouraged.

GAEL POL 3

To promote the provision of signage in Irish in the Gaeltacht with respect
to the following:
• Entry and exit points to the village with explanatory details of the
cultural significance of the areas to visitors
• The provision of all commercial signage in Irish
• In association with the relevant professional and vocational groups, that
auctioneers and other temporary signs are in Irish.

Water and Wastewater Services
WWS POL 1

To facilitate the connection of dwellings currently operating on septic tank
systems to any existing or new public sewerage system.

WWS POL 2

To facilitate the provision of an adequate water supply to Rathcairn.
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Flood Risk
FR POL

To manage flood risk and development in Rathcairn in line with policies
WS 29 – WS 36 inclusive in Volume I of this County Development Plan.

Residential Development
RD POL 1

To ensure that the resident population is of a sustainable number to protect
and promote the linguistic and cultural distinction of the area.

RD POL 2

To recognise that new residential developments could damage the use,
visibility and status of the Irish language and to reduce / prevent their
impact.

Commercial, Economic and Retail Uses
CER POL 1

To encourage employment and enterprise development in the village that is
language and culture friendly.

CER POL 2

To recognise that new commercial developments could damage the use,
visibility and status of the Irish language and to reduce / prevent their
impact.

CER POL 3

The Planning Authority will in general, and subject to the provisions of the
Development Plan, be favourably disposed to applications for economic
developments of the following type:
a)
b)
c)
d)
e)
f)
g)

Language teaching resources.
Recreational facilities through Irish.
Community centres that support the use of the Irish language.
Educational facilities e.g. third level etc.
Tourism which is language and culturally centred.
Offices for providing services through Irish for the Gaeltacht community.
Business which is language centred e.g. translation /communication
services.

CER POL 4

To co-operate with Údarás na Gaeltachta and other relevant bodies and
agencies in developing sustainable and Irish language based economic uses
in the Gaeltacht area.

CER POL 5

To provide for the sustainable consolidation of the existing industrial area.

CER POL 6

To provide for the sustainable development of industrial and related uses
and the creation of employment opportunities in Rathcairn village.

CER POL 7

To provide for the development of new services and facilities in the village
centre including small scale retail, commercial and office uses creating an
identifiable village centre / focus.

Community Facilities and Open Spaces
CF POL 1

To support community organisations in delivering services which promote
and protect the distinctive language and cultural traditions of the area.
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CF POL 2

To promote the enhancement of the existing community building in the
village core.

CF POL 3

To provide for the expansion of Rathcairn primary school and associated
play areas and complimentary community uses.

CF POL 4

To provide for additional educational uses including potential third level uses
associated with and adjoining the secondary school and complementary
community uses.

CF POL 5

To promote the development of a village space at the village core to include
environmental improvements.

CF POL 6

To promote the development of an attractive, overlooked and accessible
public park for the purposes of visual and recreational amenity, to the north
of the village.

CF POL 7

To identify appropriate sites in Rathcairn village for the provision of a bring
bank recycling facility.

Urban Design
UD POL 1

To have regard to the Master Plan for Rath Cairn contained in Section 10 of
this Written Statement in the design and assessment of development
management proposals brought forward during the life of the County
Development Plan on lands identified for land use zoning objectives only.

UD POL 2

To promote the development of detached family homes which reflect the
traditional building form of the Land Commission dwelling comprising one
storey and a half on A2 zoned lands.

UD POL 3

To comply with the Design Standards provided below in the assessment of
all planning applications for planning permission within the development
envelop of Rath Cairn:
•

To promote infill residential development adjoining existing residential
developed areas that respect the scale and massing of adjoining
dwellings.

•

To provide for the development of detached family homes of 6 units / ha
(2.5 units / acre) or as appropriate on infill sites (A2 zoned lands).

•

To provide for the future intensification of residential sites in residential
cluster areas when infrastructure becomes available.

•

Design Statements for residential cluster lands should illustrate long
term intensification potential.

•

To allow for increased building height, where
demonstrated through an urban design statement.

•

To encourage dwellings of a scale that reflects the vernacular of
traditional 20th century houses of the Land Commission tradition.

•

To promote the development of two storey buildings at the village
centre to create a sense of enclosure and identity.

appropriate, as
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•

To promote the development of low rise dwellings ranging between one
and one and a half storeys on remaining residential zoned lands.

•

To encourage village centre development which provides for a
continuous building line and active street frontage in the village core on
lands zoned for village centre use.

•

To encourage the development of a continuous front boundary line of
indigenous hedge planting / masonry wall / stone walls in infill and
clustered housing areas.

Heritage
HER POL

To promote the enhancement of boundaries where new developments have
occurred and boundaries are eroded and discontinuous.

Movement and Access
MA POL 1

To facilitate the development of public / private bus connections to nearby
towns. And to develop pick up and drop off points for buses in the village
core.

MA POL 2

Car parking in the industrial area should be provided off street and absorbed
in the industrial development site as part of any future development
proposals.

MA POL 3

Car parking on new village centre zoned lands should be provided in
structured parallel car parking spaces along the main road and in the site to
the rear of proposed buildings.

Telecommunications
TEL POL

To actively promote e-inclusion in Rathcairn through the planning process
and by supporting strategies to encourage and enable lower income
households to avail of modern broadband infrastructure.

Objectives
Gaeltacht Identity
GAEL OBJ 1

To require that a ‘Language Impact Study’ be carried out before any
application for housing (for single and multiple housing developments) is
considered in the area. Such a study, by reference to the linguistic
background of intended users or occupants, or identification of the
relationship with linguistic or cultural development objectives of groups
associated or charged with the development of Gaeltacht areas will need to
provide that a given proposal will have a positive impact upon the
promotion and use of Irish as the language of the community.

GAEL OBJ 2

New developments will be required to set out a design statement to
accompany planning applications outlining how the development
contributes to the creation of a particular Gaeltacht identity.
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Land Use
LU OBJ 1

To provide for detached family homes on residential zoned lands to the
south of the village and to the south east of the village.

LU OBJ 2

To develop new streets / access lanes in new development areas to the
north east, south east, and south west quadrants of the village core, with
connections to existing local roads, and connections to adjoining land uses.

LU OBJ 3

To provide vehicular access to lands to the west of the north / south local
road connecting the village core to the north of the village and to the east
of the cul de sac to the south, to allow for potential future development.

Residential Development
RD OBJ

To assist in assessing the impact of new residential development upon the use
of Irish in the Gaeltacht all planning applications for residential development,
both single and multiple house developments, will be referred to the
Department of Community, Rural and Gaeltacht Affairs and Údarás na
Gaeltachta management for comment and these comments shall be taken into
account and such account shall be demonstrated in the making of decisions in
all such planning applications.

Commercial, Economic and Retail Uses
CER OBJ 1

To require that a ‘Language Impact Study’ be carried out before any
application for commercial development is considered in the area. Such a
study, by reference to the linguistic background of intended users or
occupants, or identification of its relationship with linguistic or cultural
development objectives of groups associated or charged with the
development of Gaeltacht areas will need to provide that a given proposal
will have a positive impact upon the promotion and use of Irish as the
language of the community.

CER OBJ 2

To provide for appropriate language and culturally centred development
within the appropriate land use zones in the village.

CER OBJ 3

To assist in assessing the impact of new commercial uses / developments
upon the use of Irish in the Gaeltacht, all planning applications for
commercial developments, will be referred to the Department of
Community, Rural and Gaeltacht Affairs and Údarás na Gaeltachta
management for comment and these comments shall be taken into account
and such account shall be demonstrated in the making of decisions in all
such planning applications.

Community Facilities and Open Spaces
CF OBJ 1

To provide for the development of community and recreational facilities on
lands in the village core and adjoining the primary and secondary schools that
are language and culturally centred.

CF OBJ 2

To promote the development of a village space at the village core to include
environmental improvements.

308

Volume 5

CF OBJ 3

Rathcairn Written Statement

To develop a continuous footpath from the village centre to the industrial
estate to the north, the secondary school, and the residential areas to the
south.

Heritage
HER OBJ

To have regard to the bio-diversity value of existing trees and hedgerows
and seek to retain such features in areas that are likely to be developed.

309

Volume 5

Rathmolyon Written Statement

R athm olyon W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites/Natural Heritage
Areas (NHA)

SFRA

Rathmolyon
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
298
82 No. committed units
20 No. Units
National School (located
outside
village)
Two churches, Community hall (old
National school) and Rathmolyon GAA
grounds.
No Natura 2000 sites within the
village. A number of streams flow near
Rathmolyon which are tributaries of
the Boyne Special Area of Conservation
(SAC). Rathmolyon Esker NHA is
located immediately adjacent to the
GAA grounds just east of the
development boundary for the village.
No SFRA required. No lands within
Flood zone A or B.

Goal

To make a positive contribution to the development of Rathmolyon Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all
sections of the local community.

01

Village Context

Rathmolyon is located in the south of the County approximately 8 km south of Trim. The
village developed at the at the junction of the R156 Dunboyne to Mullingar regional road and
the R159 Trim to Enfield regional road.
The statutory land use framework for Rathmolyon promotes the future development of the
village in a co-ordinated, planned and sustainable manner in order to conserve and enhance
the established natural and historical amenities of the village and its intrinsic character.
Rathmolyon essentially provides local services for a generally rural hinterland. The village is
characterized by some impressive buildings, one of which closes the street at its eastern end,
and some impressive open spaces with stone walls and trees. This land use framework
endeavours to maintain and add to a built environment that is both attractive and distinctive,
and which creates a unique sense of place for those who both live and work within, as well as
those who visit, the Village.
The Planning Authority notes the extant planning permission for 82 no. units 1 which if
constructed would double the existing population of the village. In contrast, the household

1

It is noted that the corresponding figure in Table 2.4 of Volume I of the County Development Plan is
120. However in the intervening period, two separate planning permissions for 18 no. and 33 no. of
these units have since expired (TA800321 & TA802382 respectively) whilst planning permission for 13
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allocation contained in the Core Strategy of this Plan provides for a more modest extension
befitting the village’s position in the county settlement hierarchy. The provision of a compact,
vibrant and effective Village Centre is essential if Rathmolyon is to cater for its current and
future population needs in a sustainable manner. This land use framework provides that new
land-use zonings should be closely linked to, and integrated with, the existing Village, thereby
encouraging more sustainable modes of transportation such as walking and cycling.

02

Water and Wastewater Services

The Village is currently served by the Rathmolyon waste water treatment plant to the south
of the Village located outside of the development boundary, which is designed to cater for a
design capacity of 800 population equivalent (PE). There remains 300 PE available in the
waste water treatment plant, noting the significant extant permissions.
Water supply for the village is obtained from the Trim water treatment plant which also
services the town of Trim and Summerhill village as well as a significant rural catchment area.
The remaining PE for the entire catchment is 8,000. Future development proposals will be
considered in this context.

03

Land Use

The village was centred on the crossroads with the Church of Ireland and Rathmolyon House
dominant with smaller buildings evident on either side of the Ballivor Road. The Roman
Catholic Church was added in 1967. This remained the form of the village until the
development of Church View housing development by the Local Authority on the Enfield
Road. There has only been one significant recent residential development in the village
namely, Cherry Valley on the southern side of the Ballivor Road.
The proposed land use strategy seeks to consolidate the compact nature of the village and
strengthen the commercial core of the settlement. This is reflected in the order of Property
contained in the land use zoning objectives map. Access to backlands within the village core
(lands identified with B1 “Village Centre” land use zoning objective) should be conserved.
There are a number of residential units fronting onto the Main Street. These have been
predominantly retained in residential use. Whilst it is accepted that most Irish towns and
villages are characterised by residential uses fronting onto a Main Street, a level of
commercial activity is also required to make villages viable. In order to ensure that such
possibilities can be realised, the level of residential versus commercial use should be
monitored where “living over the shop” schemes should be promoted to ensure a nonresidential ground floor use. Relaxation of development standards may be considered where
appropriate backland development can provide alternative residential accommodation to
secure on-street commercial activity.

04

Residential Development

Rathmolyon has been the subject of relatively substantial residential development in recent
years, specifically the construction of medium scale residential development projects. This is
evidenced by the population increase between 1996 and 2011 from 168 to 298 persons. The
Core Strategy of the County Development Plan seeks to limit the further expansion of the
village at a more moderate rate than experienced over the past decade reflective of the
position of the village in the County Settlement Hierarchy. Further development and growth
will need to take account of the Village’s ability to grow in a sustainable manner without
causing unacceptable impacts upon the surrounding environment. This policy framework
endeavours to facilitate the continued growth of well designed, sustainable new residential
communities, which are integrated with the existing Village’s built environment.

no. committed units (planning register ref. no. TA101408) would not appear to have been included in
the calculations upon which Table 2.4 was based.
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The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 20 no. units to Rathmolyon over the 2013-2019 period. There are 82 no.
committed units that relate to three separate development proposals, all of which have been
granted an extension of duration of the period of their 5 year permission to date. All of these
permitted developments are to the south of the Main Street and will assist in the further
consolidation of the village core. Having examined all of the land with the benefit of a
residential land use zoning objective in the 2009 Local Area Plan, it is considered that there
are centrally located lands, both to the north and south of the Main Street, that are being
retained for village centre uses and which can also accommodate residential development.
Further, planning permission expired in October 2013 on a site located centrally in the village
which is zoned for both residential (0.51ha) and village centre uses (0.59ha). Given its central
location, this site is identified within Phase 1 of the Order of Priority. The Planning Authority is
satisfied that sufficient lands have been identified within Phase 1 of the Order of Priority to
accommodate the modest household allocation of 20 units. All other lands are identified as
Residential Phase II (Post 2019) and are not intended for release within the life of this County
Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Rathmolyon is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a
small range of retail services, primarily a local convenience shop, two public houses, a
childcare facility and a hairdressing shop. The Village would benefit from having a greater
range and variety of such facilities. The Planning Authority granted permission for a mixed
use development in the centre of the village which included the provision of 3 shop units
however this permission has not been enacted upon and has since expired. The site has been
retained as Phase 1 in the Order of Priority.
No land has been identified for employment generating uses in this Development Framework.
It is considered that the development of industrial or manufacturing uses in Rathmolyon
would be inappropriate having regard to its rural character and current population.
Furthermore, it would militate against the orderly development of such uses in Trim which is
approximately 8km from the village and is designated as a District Employment Centre in the
County Development Plan. The improvement of the local bus services to adjoining larger
employment centres is also being pursued in this development strategy to encourage
sustainable travel modes by local residents to access employment opportunities.
Significant areas of land adjacent to the crossroads have been identified to provide for village
centre uses, both to the north and south of the Main Street. It is considered that the best
prospect of employment creation locally lies with developing small to medium sized
enterprises. Furthermore, there is provision in the County Development Plan under ED POL
19 to support rural entrepreneurship and the development of micro businesses (generally less
than 10 no. employees) in rural areas where environmental and landscape impact is minimal
and such developments do not generate significant or undue traffic. This Development
Framework has ensured that sufficient and appropriately located land for village centre uses
has been identified for the life of the County Development Plan and beyond.
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Community Facilities and Open Spaces

There are no schools within the development boundary of the village of Rathmolyon. St.
Michael’s National School is located approximately 1km southwest of the village. The nearest
secondary schools are in Longwood and Trim. Rathmolyon GAA ground is located within the
development boundary to the east of the village and is accessed off a narrow cul de sac. The
old National School appears to be in use as a community hall. The existing level of civic and
community facilities should continue to be monitored to cater for the Village’s needs having
regard to the population now resident. It is essential that sufficient community facilities are
established, catering for all age groups. Sufficient lands have been reserved for such
infrastructure to accommodate both existing and proposed future populations.
Rathmolyon enjoys some notable environmental qualities, particularly open spaces associated
with the character and setting of Cherry Valley House, Rathmolyon Villa and Rathmolyon
House. These open spaces afford vistas of these houses from adjoining public roads. There is
a small area of open space on the corner of the junction between the Trim (R159) and
Ballivor roads (R156) and there are open spaces provided within existing housing
developments. However, the village is distinctly lacking in active recreational and community
amenities; there are presently no significant or distinctive open spaces, safe walking and
cycling networks or active areas of open space to maximise upon and appropriately utilise
existing natural and man-made environmental assets, their settings and views.

07

Urban Design

The village has developed in a linear pattern along the R156 Dunboyne to Mullingar road,
which intersects the R159 leading north to Trim and south to Enfield. Most of the significant
older buildings in the village date from the Georgian and Victorian periods. Rathmolyon
includes some impressive buildings, which include a Catholic church, a Protestant church, two
public houses, Cherryvalley House, Rathmolyon Villa and Rathmolyon House.
The approaches to the settlement from both east and west are quite attractive and relatively
free of ribbon development. There is a row of two storey houses with an established building
line facing south onto the Main Street in the centre of the village. On the opposite side of the
Main Street there is a mixture of two storey and single storey dwellings including a thatched
building which is a Protected Structure operating as a public house. The site at the junction
between the Enfield Road and Ballivor Road represents a central Opportunity Site where
planning permission has been granted for a mixed use scheme. Section 11.1.7 and the Meath
Rural Design Guide set down in the County Development Plan deal with Urban Design and
Architectural Features.

08

Heritage

The built and natural heritage of the Rathmolyon area are important resources that must be
protected and enhanced to add to the local sense of place and belonging, and also to
increase the attractiveness of the area to residents and visitors. The protection of these
resources and presentation of their heritage value are key considerations in this Development
Framework.
There are a number of buildings and structures of historical significance within Rathmolyon.
The Village has seven structures included in the Record of Protected Structures (RPS) which
is significant having regard to its relative small footprint. Rathmolyon has one item on the
Record of Monuments and Places (RMP) which is identified on the land use zoning objectives
map as an ‘Area of Archaeological Interest’. The Recorded Monument is a nineteenth-century
Church, reference ME042-020. The continued protection of the built heritage of Rathmolyon
is intrinsic to the sustained success and viability of the Village itself.
Although the Village and the surrounding environs hold environmental assets, none are
designated at international level; the Village does not contain nor is it adjacent to any Natura
2000 sites. However there are a number of streams which flow near Rathmolyon which are
tributaries of the River Boyne & River Blackwater Special Area of Conservation and Special
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Protection Area sites. In addition, there is a Natural Heritage Area (NHA), Rathmolyon Esker,
located immediately adjacent to the eastern boundary of the village. The village also contains
a number of trees of amenity value which are associated with a number of Protected
Structures, namely Rathmolyon House, Rathmolyon Villa and Cherry Valley House. These
contribute greatly to the attractiveness of Rathmolyon. The protection of the natural
environment of Rathmolyon is fundamental to the success of this Development Framework,
as it provides the Village with its own unique identity and amenity background. Therefore it is
vital to achieve the correct balance between protection of the natural environment and the
future development of the village.

09

Movement & Access

Rathmolyon developed at the intersection of two regional roads, the R156 and R159. There
are four main approach roads into the Village. The principal approach roads are from
Summerhill and Ballivor, which enter the village from the east and west along the R156. This
is the main traffic desire line from east to west, Dublin to Mullingar. The other main approach
routes are from Trim and Enfield along the R159 to the north and south of the Village
respectively. It is important to manage vehicular traffic passing through the village and to
provide safe crossing facilities for pedestrians and cyclists. Virtually all the central functions in
Rathmolyon are located on the R156. Movement by pedestrians and cyclists should be as
easy, direct, attractive and as safe as possible.
Rathmolyon is within easy reach of Trim and Summerhill in particular. A village the size of
Rathmolyon needs to maintain good transportation links to these surrounding urban areas in
order to attract future population and potential business opportunities. The development of
public transport bus links is critical to ensure a better modal split in favour of public transport
away from the private motor vehicle. Bus Éireann route 115A provides a commuter link from
Rathmolyon to Dublin via Summerhill and Maynooth with one journey in the morning and an
evening journey back every day except Sunday. Bus Éireann route 118 provides a daily
commuter service from to/from Dublin via Dunboyne and a daily service to/from Mullingar.

Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the Village.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.
ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.
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Policies
Water and Wastewater Services
WWS POL 1

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the village within this Plan period.

WWS POL 2

To expedite the provision of an adequate water supply to allow
development to proceed.

Flood Risk
FR POL

To manage flood risk and development in Rathmolyon in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

Land Use
LU POL 1

To reserve access to backlands at appropriate locations as indicated on the
land use zoning objectives map.

LU POL 2

To consolidate the central area of the village for commercial uses.

LU POL 3

To provide opportunities for expansion of the employment base of
Rathmolyon and provide additional employment opportunities for the resident
population base.

LU POL 4

To promote the comprehensive mixed-use development of backland areas in
favour of piecemeal non-comprehensive development.

Commercial, Economic and Retail Uses
CER POL 1

To promote a high quality mixed residential use and commercial
development providing for continuation of the established building line on
the main street and an extension of the footpath to the west side of the
Enfield road.

CER POL 2

To seek the early development of lands zoned B1 adjoining the main street
for employment purposes and consolidate the central area of the village for
commercial uses.

Community Facilities and Open Spaces
CF POL 1

To support the provision and even distribution of a range of social
infrastructure facilities to meet the needs of Rathmolyon in liaison with other
statutory, voluntary, and community groups.

CF POL 2

To protect the sites of existing facilities and support their further development
and expansion.

CF POL 3

To provide amenity and open spaces at appropriate strategic locations which
would be of a high design quality.
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Urban Design
UD POL 1

UD POL 2

To require all new developments to consider and reflect the physical,
social and environmental context of the Village. Proposed uses shall be
compatible with the surrounding areas and the established character of
the Village.
To protect the established building line within the Village, particularly along
the Main Street.

Movement and Access
MA POL 1

To require screened parking in the village centre.

MA POL 2

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

Objectives
Community Facilities and Open Spaces
CF OBJ 1

To seek to identify a suitable site for a playground.

CF OBJ 2

To reserve sites for Community Use as shown in the land use zoning
objective map.

Heritage
HER OBJ 1

To protect the attractive quality of the Built Heritage of Rathmolyon.

HER OBJ 2

To promote the conservation or reuse of old stone walling within the
development envelop.

HER OBJ 3

To protect the following tree stands within the Village as identified because
of their amenity value:
1. Trees on the Trim Road within the grounds of Rathmolyon Villa.
2. Trees to the front of Rathmolyon House.
3. Trees within the grounds of the ‘Church of Ireland’.

Movement and Access
MA OBJ 1

To install a pedestrian crossing within the Village Centre area.

MA OBJ 2

To seek to identify, over the life of the County Development Plan, additional
car parking spaces in the centre of the village.
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Slane W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities

Natura 2000 sites

Strategic Flood Risk Assessment
(Meath County Development Plan
2013 – 2019)

Slane
Village - Local centre for services and
local enterprise development
Level 4 Retail Centre
1,349
17
120 No. Units
St. Patrick’s National School
Primary School, Health Centre, Garda
Station, two churches, two parish halls, a
small cemetery, day care centre &
playing pitches.
The River Boyne flows through Slane
Village which forms part of the River
Boyne & River Blackwater SAC & SPA
Natura 2000 sites.
No SFRA Required
Implement Flood Risk Management
policies from CDP.

Goal

To encourage a sustainable level of development that is appropriate to the
character, heritage, amenity and strategic role of Slane and that allows for the
enhancement of the village character, services, facilities and amenities. The
village should grow in a sustainable manner and new development should
contribute towards the consolidation of the village, in order to promote efficient
use of land and energy, to reduce pressure for greenfield development, to
minimize unnecessary transport demand, encourage walking and cycling and to
enhance the existing built heritage and historic village centre.

01 Village Context

Slane is located within the ‘Slane Electoral Area’ towards the east of County Meath in close
proximity to the border with County Louth. From a strategic regional context, Slane is
situated approximately 11km from Navan and 12km from Drogheda being positioned midway
between both towns. The village is famous for Slane Castle, its Boyne side location and its
proximity to the Hill of Slane. The village centre of Slane acts as crossroads between the N2
and N51 national routes. The heart of the village extends along four roads radiating from the
square at the centre of the crossroads.
Slane is located in the heart of the Boyne Valley and is designated as a County Heritage
Village given its particular wealth of archaeological, architectural and cultural heritage. This is
largely attributable to the village’s historical development around Slane Castle Demesne
which extends deep into the village, making it visually picturesque and unique.
The challenge for Slane is to capitalise on the village's rich historic past and planned urban
form while protecting the unique and attractive features of the village. Development needs to
be consolidated and growth directed to appropriate locations within the village envelope,
allowing Protected Structures, sensitive areas and landscape features to be protected from
undesirable development. The village should grow in a sustainable and considerate manner in
partnership with the local community to improve the physical, economic and social amenity
value of the area.

317

Volume 5

Slane Written Statement

Slane’s location and setting has seen it attract significant residential development in the past
decade but this has not seen a commensurate amount of development in community and
social infrastructure. Furthermore this has placed increased pressure on water and drainage
infrastructure which are crucial to meeting the everyday needs of local residents. Other
challenges to achieving the proper planning and sustainable development of Slane which
must be addressed through this Development Framework include the following:
•

Significant population growth and development has taken place in Slane in
recent years, which is transforming the historic character of the village.

•

The ongoing pressure for further development in Slane, particularly for
suburban style housing estates in the village, which design-wise can be
unsympathetic to the village’s historic urban grain.

•

The concerns of the local community regarding the scale, extent, nature and
design of recent development in Slane and its relationship with existing
residential development.

•

A key challenge for Slane is ensuring that the settlement is sufficiently
serviced in terms of sewerage facilities, water supply and other key
infrastructure to be able to accommodate local development needs in an orderly
and sustainable manner.

•

The road network in Slane and the local environment is suffering from
traffic congestion as a result of the meeting of two busy regional roads (N2 & N51)
and the single lane layout at Slane Bridge. There remains uncertainty regarding the
proposed bypassing of the village which is necessary to alleviate this unnecessary
through traffic whilst seeking to significantly improve the environment of one of
Ireland’s most historic villages.

•

The River Boyne is an undervalued natural resource in Slane that has the
potential to attract visitors and tourists to the village in particular those visitors
already in the area visiting the nearby Brú na Bóinne Interpretative Centre and Battle
of the Boyne tourist attractions.

•

Slane has a rich heritage and unique character that should be maintained and
enhanced. The village itself is a planned demesne village from the 18th Century and
the Hill of Slane has close links to early Christian times in Ireland.

•

The village currently functions as a local service centre catering for the
village’s residents and those from the surrounding hinterland. While the village’s
historical attractions bring tourists and visitors to the area, there are strong
opportunities to increase this through the orderly, planned and sustainable
development of the village core and by appropriately locating tourist focused
development.

This Development Framework seeks to respond to the challenges and development pressures
facing Slane and the need to provide a positive template for the future growth, sustainable
development and improvement of the village that is consistent with the policies and
objectives contained in Volume I of the Meath County Development Plan 2013 – 2019.
The objectives of the Development Framework seek to create a sustainable settlement
strategy that will:
•

accommodate local development needs without having adverse impacts on the
environment or the existing local community;
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strengthen Slane as a local service centre whilst respecting its existing and important
historical character;
protect and enhance the cultural and natural assets and heritage of the village, and;
ensure that a full understanding of this cultural and natural heritage informs the
location and design approach of new development.

02 Water and Wastewater Services

Water: Slane is supplied with water from the Slane Water Supply Scheme which also serves
an extensive rural area including Beauparc. There are no planned upgrades to the scheme.
The Slane Water Supply Scheme is adequately supplying the existing population in Slane and
the Scheme has the capacity to supply the Phase I residential zoned lands, identified in this
Development Framework. Meath County Council are concentrating on providing spare
capacity through water conservation techniques and improving current weaknesses in the
scheme.
Wastewater:
There are currently two waste water treatment plants in Slane, the Council’s own treatment
plant and a privately owned treatment plant. There is limited spare capacity available in Slane
to service new development. For all new developments, Meath County Council are requesting
developers/ applicants to try and free up capacity in this waste water treatment plant to cater
for their requirements. There are no planned upgrades to the public waste water treatment
plant in Slane at present.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Slane and the realisation
of the household allocation from the Core Strategy may not occur until the wastewater
services constraints outlined above have been remedied.

03 Land Use

Slane is identified as a village in the settlement hierarchy of the Meath County Development
Plan 2013 – 2019. Recent development in the village has tended to be in the form of new
residential development north of the main road through Slane (the N51) on elevated sites
within the village (i.e. Ledwidge Hall, Churchlands and Castle Hill). The topographical nature
of Slane being a Heritage village tucked into the valley landscape of the River Boyne has
made certain elevated lands north of the N51 being sensitive to development. The Phase 1
Residential Order of Priority Lands identified for Slane have been selected primarily on the
basis of applying a sequential approach from the main village crossroads in addition to
topographical considerations. Slane has a limited employment base with the main areas of
industrial employment being split between the Slane Industrial Estate to the southeast of the
village, and the Grasslands Fertiliser site to the northeast of the village. Meath County Council
considers the location of the existing Slane Industrial Estate to be inappropriate in the long
term at its current location with particular regard to its visual impact on the Boyne Valley
setting and its position relative to the Moorfield residential development to its immediate
west. It is a long term objective of this Development Framework to facilitate the relocation of
the industrial uses to more appropriate employment zoned lands within the village. All new
development within Slane should be cognisant and respect the natural and built heritage of
the village with high quality designs being insisted upon.

04 Residential Development

Slane has experienced steady population growth over the past decade rising from 823
persons in 2002 to 1,349 persons in 2011. The population has risen by 64% between 2002
and 2011, which included a 23% growth experienced between the last inter censal period of
2006 - 2011. Continued growth at these levels would be unsustainable and inappropriate to
the status of Slane as a ‘Village’ within the settlement hierarchy of the County Development
Plan. It would also be out of step with the level of infrastructure, services, amenities and
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community facilities available in Slane to accommodate further growth. Particular care and
attention is also required with regard to the design, form and scale of new residential
development in the village reflecting on the manner in which the village has been extended in
the recent past and the manner in which this integrates with the model village laid out by the
Conyngham family during the 18th century.
The aim of this Development Framework is to ensure that there is adequate land available in
appropriate locations for housing, complemented by clear policies regarding any future
development proposals to construct additional houses. The availability of housing, catering
for a range of household needs, is important for sustaining communities within smaller urban
settlements such as Slane and enhances the quality of life for their occupants. Residential
development will be accommodated within the areas zoned for residential use and also within
the village centre area preferably as part of mixed use schemes.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 120 units for Slane over the 2013 – 2019 period. In addition, there are a further
17 units 1 committed to in the form of extant planning permissions. The site with the benefit
of an extant planning permission for 12 no. residential units is identified on the land use
zoning objectives map. The site in question consists of the renovations of the parochial house
& small mixed use commercial development adjacent to the village square.
The average density set down for Slane in the County Development Plan is 20 units per
hectare. In this context, there is a requirement for approximately 6.0 hectares of residential
land to be identified to satisfy this allocation. Residential lands will be delivered on a phased
basis as illustrated on the land use zoning objective map. The land use zoning objectives map
has identified the lands required to accommodate the allocation of 120 no. units provided for
under the Core Strategy. This followed the carrying out of an examination of the lands
previously identified for residential land use in the 2009 Slane Local Area Plan and still
available for development. The lands which have been identified for residential land use
arising from this evaluation largely arise following the application of the sequential approach
from the village centre outwards (taken at the village square crossroads) in addition to
topographical constraints and infill opportunities. The visual prominence of Site D and F were
also a significant consideration in this evaluation. The sites that were evaluated for inclusion
within Phase I of the Order of Priority phasing are presented in Appendix A.
It was considered that the other sites which were previously identified for residential
development in the 2009 Local Area Plan (Sites D, E (Partial) and F) were discounted from
being developed in Phase I. These lands are not intended to be released during the period of
the current County Development Plan and are identified as Phase II lands.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.
It is noted that a site (labelled A on evaluation map) on the Drogheda Road is identified for
A1 land use zoning objective and extends to 0.66 hectares in area. This site was identified
previously in the 2009 Slane Local Area Plan as being subject to the preparation of a
Framework Plan in conjunction with lands zoned for F1 “Open Space” to the rear of same. In
this Development Framework a specific objective will require the preparation of a Design
Statement to be submitted with any residential development for the said lands but to restrict
1

It is noted that the corresponding figure in Table 2.4 of Volume I of the County Development Plan is
44. However in the intervening period, planning permission for 27 of these units has since expired
(SA/50493 & SA/70692 refer)
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the number of residential units to 3 no. maximum to ensure that the form of development
remains appropriate to this visually sensitive site. Redevelopment proposals on the site will be
linked to the opening of a publically accessible open space/amenity area identified with the
adjacent F1 “Open Space” land use zoning objective positioned immediately south of same.

05 Commercial, Economic and Retail Uses

Slane is identified as a Level 4 retail centre in the County Retail Hierarchy. Commercial and
retail units line the roads intersecting at the village centre. The retail core includes businesses
such as small convenience shops, veterinary surgery, credit union, restaurants, a launderette
& dry cleaners, butchers, bookmakers, pharmacists, hairdressers and a hotel and public bars.
There is also an arts studio, an art & crafts shop and delicatessen within the village. There
remains a high occupancy rate among the retail and commercial units in the village.
Any future commercial and retail development should be directed into the village centre
thereby facilitating multi-purpose trips. This could include the change of use of some existing
residential properties within the village centre in order to retain the centre as the core
retailing area of the village. This would aid in the consolidation and strengthening of the
existing retailing base of Slane.
Aside from small scale retailing and typical of a village of this size there are few significant
employers within Slane and its immediate hinterland, with the village primarily operating as a
dormitory settlement for the Greater Dublin Area.
The limited local industrial development in Slane is located at the northern edge of the village
in the form of a large fertiliser plant (Grassland Fertilizers Ltd.) and at a site to the north of
Slane Mill (Slane Industrial Estate). Slane Industrial Estate or Newmill Industrial Estate
contains a number of industrial units and are currently occupied by fireplace (Slane
Fireplaces) and piping manufacturers (Phoenix Industrial Pipeline Equipment Ltd.). Both
industrial sites are visually intrusive and have a significant detrimental impact on the
surrounding natural and built environment. It would be a long term objective to relocate the
current industrial operations from the Slane Industrial Estate site having regard to the more
recent development of Moorfield residential development between the site and the N2
National Primary Road. It is less than ideal to have traffic associated with the industrial
nature of operations brought through a residential development notwithstanding the order in
which they were developed. This would facilitate the site’s redevelopment for uses more
compatible with the adjacent Slane Mill and Village ACAs. It is noted that this was the stated
intention of Meath County Council in the Slane Local Area Plan which committed to reexamining the land use zoning objectives of the Slane Industrial Estate and the consideration
of the potential of uses such as tourism related commercial development, community
recreational facilities and low density residential development of high architectural quality.
However, having regard to the over supply of lands which have a residential land use zoning
objective and the need to introduce an Order of Priority to manage the release of same allied
to the need to retain employment generating uses in Slane village, it is not considered
appropriate to propose a change to the land use zoning objective at this time. Furthermore, it
is considered that such a decision would have to follow the outcome of traffic management
options being considered for the village. Meath County Council will assist the existing
industrial operations to relocate to appropriately zoned lands in Slane or elsewhere in the
County to facilitate the redevelopment of the visually sensitive site within the heritage village
of Slane.
The land identified with an E2 “General Enterprise & Employment” land use zoning objective
to the north of Slane Mill has been identified as Phase II in the Order of Priority. It is
considered that there is sufficient employment zoned lands to the north of the village
(approximately 5 hectares) to accommodate the employment needs of Slane village over the
plan period.
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It should be noted that Grasslands Fertilisers Limited is located on the Pound Road (N2
National Primary Road) and is a notified lower-tier Seveso site. The Grasslands Fertilisers
Limited site is located just outside the northern development boundary of the village albeit
within the transitional speed limit zone.

5.1

Tourism

Slane is a village of rich heritage and its location at a pivotal point on the Boyne River Valley
creates strong opportunities for tourism related development. Slane is an ideal base for
accessing the many historical, architectural and archaeological interests in the surrounding
area. The village is located proximate to the Brú Na Bóinne World Heritage Site and to the
Battle of the Boyne Heritage Centre. Despite these advantages the provision of tourism
facilities within the village is relatively poor. Meath County Council previously had a tourist
information centre within Slane but this has subsequently closed.
Slane is explicitly referred to in the Meath County Tourism Strategy, “Ireland’s Heritage &
Capital – Marketing Tourism in Meath, 2005-2010”, and on the “Tourism Route Interpretation
Plan for the Boyne Valley Drive” (2013) and is therefore seen as playing a critical role in the
development and implementation of a sustainable tourism policy that enhances the image of
Meath as Ireland’s Heritage Capital. The Tourism Strategy contains a matrix of tourist product
provision by key location. Slane’s provision is relatively strong but given its historic character
and interest to a number of potential markets has considerable gaps. Among the gaps
identified by the Strategy are water based activities and angling despite the village’s location
straddling the River Boyne. The lack of affordable golf and bike hire facilities was also
identified by the Strategy. The Strategy also identified a gap in the market for family night
time entertainment and arts/cultural activities.
Slane’s intricate links with the past afford the village key historical infrastructure which has
the potential to strengthen the tourism base in the village area. Meath Tourism identifies the
following attractions in Slane:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

The Hill of Slane
Slane Castle & Fenor castle
Slane Square
The Twelve Apostles
The Gate-Lodge
The Gothic Gate (Main Entrance to Slane Castle)
John Boyle O’Reilly Memorial
The Ledwidge Plaque and Museum
1798 Memorial
St. Patricks Church of Ireland
St. Patricks Catholic Church
The Mill
Proximity to Battle of the Boyne Site
Proximity to Brú Na Bóinne – Newgrange

There are a number of cafes, public bars and restaurants in the village centre. The
Conyngham Arms Hotel is located in a prominent location within the village and is the only
such facility in the village centre. The former Mill house within the Slane Mill complex has
been converted into an upmarket 11 bedroom boutique hotel. Development objectives for
Slane in the preceding County Development Plan promoted the sensitive reuse of the mill
complex for visitor, tourist accommodation and leisure facilities. Currently the mill is an
attractive, historic and underused resource.
A craft whiskey distillery and visitor centre at Slane Castle has been recently granted planning
permission. The distillery will produce Slane Castle Whiskey, which until last year was distilled
on behalf of the Mount Charles family by Cooley Distillery. It is anticipated that the new
distillery will attract up to 50,000 visitors annually, with almost half of the overall investment
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to be spent on redeveloping 18th-century stable yards for the facility and visitor centre. The
project, which recently received planning permission, will employ 25 people when it is fully
open in 2015. This would be a welcome visitor attraction to the village.

5.2 Economic Development & Tourism Strategy
The economic development and tourism strategy for Slane is as follows:
•

To promote enterprise creation opportunities and encourage job/employment
creation initiatives in line with the growth of Slane and on appropriately zoned and
serviced lands;

•

To support Slane’s position as a Level 4 Centre in the County Retail Strategy and to
encourage the upgrading and expansion of the existing local shops and services and
the development of new local shops and services in the village centre area to serve
local need and promote tourism;

•

To support and facilitate private and community initiatives for enterprise, tourism and
employment where such proposals are compliant with the policies of this
Development Framework;

•

To promote, encourage and facilitate the development of sustainable tourism in Slane
through the conservation, protection and enhancement of the built and natural
heritage, in order to maximise upon the potential economic benefits arising from the
tourism industry; and

•

To co-operate with the appropriate agencies and local community groups in
promoting tourism and securing the development of tourism based enterprises and
facilities in Slane.

06 Community Facilities & Open Spaces

There are a number of existing community groups & facilities present. Within Slane village
centre are two churches / chapel and ancillary buildings, a health centre, and an attractive
public square. To the north of the village is St Patrick’s National School and to the west of the
village are a day care centre, Garda station, library and Wheatfield Park which is home to
Slane Wanderers Football Club. Slane Wanderer’s Football Club play at Wheatfield Park which
is accessed through St Patrick's Terrace on the Navan Road and offers 2 playing pitches. The
village’s Gaelic football club grounds (Toddy Harding Park) are located 5 kilometres outside
the current village boundary. A children’s playground has been developed on the Collon Road.
In addition there is the Slane History & Archaeology Society located within the village.
Facilities for community development allow for social interaction and engagement, and are an
important part of any village. Building strong, inclusive communities is a key element in
achieving sustainable development objectives, a core policy of this Development Framework.
Sustainable communities require not only economic development, but also the provision of
and access to community support, education and health services, amenities and leisure
services and a good quality built environment. Communities also require opportunities to
meet, interact and form bonds, essential prerequisites to the development of a sense of place
and belonging.
Slane contains a network of local community groups that have a deep interest in the
management and future growth of the village. The Framework plan entitled `Slane at the
Crossroads` was carried out by Professor Phillip Geoghegan on future plans for the
development of the historic village of Slane. The study was commissioned by the ‘Slane
Community Forum’.
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07 Urban Design

Slane is set in a unique environmental landscape, against the backdrop of the Hill of Slane,
mature woodlands and the Boyne Valley. The surrounding landscape of Slane is largely
unspoilt and is an integral part of the identity of the village. The environs of the village
embrace a powerful sense of place in history, whilst a short distance away (6 km) this is
reaffirmed by the prehistoric remains of Newgrange which have been designated as a World
Heritage Site. Slane is contained within the Boyne Valley Landscape Character AreaLandscape Character Area No.5 (High Sensitivity) in the County Development Plan 2013 –
2019. Within the context of the ‘Boyne Valley Landscape Character Area’, Slane is described
as follows:

“Slane is a medium sized historic town, which was originally a demesne village. The
overall historic built fabric of Slane remains intact. The town is centred on four large 3storey detached houses facing a central crossroads. The local vernacular style dates from
the 18th Century, with simple square cut stone buildings, with less brick detailing than is
common elsewhere in the county. Residential development in the town centre is limited
apart from some 1950’s – 70’s housing on the western approach. However there is a
concentration of new development to the north of the town on higher ground. Further
development of this type should be avoided due to its size, within the context of the town
and its prominence in the landscape. Slane is a popular tourist attraction due to its
location and heritage. Slane Castle is situated to the west of the town with Brú na Bóinne
WHS to the east.”
Slane’s historic core still marks the centre of social life in the village containing a number of
existing business premises and residential premises. The settlement is synonymous with its
distinctive historic structure and the instantly recognisable Slane crossroads. The old village is
focused around the central ‘Square’ an octagon configuration with four streets leading on to
it. The most distinctive aspects of the Slane Village streetscape radiate from the main square
at the crossroads along main roads (Chapel Street, Main Street, Mill Hill and Church Street).
The overall form and structure of the village retains its 18th and 19th century origins.
Essentially the strong morphology of Slane village grew from the village crossroads, with later
20th century development largely forming beyond the boundaries of the traditional village
area. There have been a significant number of planning applications for residential
development in Slane during the past decade or so. The approved developments included
schemes located to the west of the village, to the north of Slane Mill and at lands east of the
village.
Design guidelines have been prepared which recognise the distinctive historic character of
Slane and seek to maintain the quality of place associated with this heritage village
settlement. Details of the proposed design guidelines are provided as Appendix B to the Slane
Development Framework.

08 Heritage

Slane is a village rich in ancient history dating back to the time of St. Patrick who according to
tradition began his conversion of Ireland by lighting a fire on the Hill of Slane in defiance of
Druidic law. The character of modern day Slane reflects the fact that it was laid out as an early
18th century model village linked to Slane Castle by the Conyngham’s, who perceived the
settlement as a desirable place to manage this ‘Castle Estate’ and a contribution to the
aesthetic and economy of this surroundings. At the centre of the village stand four almost
identical Georgian houses. The four house stand at the intersection of the two main streets in
the village. The four houses and four streets form an octagon. This feature is known locally
as ‘The Square’. The two main streets in the village feature 18th century gray limestone
buildings with slate roofs, oriel windows and stone steps and archways.
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Much of Slane’s charm derives from its geographical setting, its iconic formal set piece of the
octagon, the use of stone in its architecture and its association with Slane Castle Demesne &
Slane Mill to which it belongs both historically and socially.
To the north of the village rises the Hill of Slane. It contains a number of historic sites
including the site of a Christian abbey. The Hill of Slane can be seen from the Hill of Tara
which is approximately 16 kilometres away.
Slane is synonymous with its famous castle and the annual rock concert held there. Slane
Castle stands on the river approximately 1 kilometre upstream from the centre of the village.
The castle and surrounding demesne is also designated as an ACA.
To the west of Slane Castle is the Slane Mill ACA, standing on the north bank of the River
Boyne beside Slane Bridge. The mill is a five storey cut stone building. On completion in 1766
it was the largest flour mill in Ireland. The mill house has been converted to a luxury
boutique hotel. Beside the mill is the 14th century Slane Bridge. The bridge is single
carriageway and used by numerous articulated lorries who use the route to avoid the
adjacent toll road.

8.1 Architectural Conservation Areas
Slane can be described as a remarkable demesne village. It is a settlement built around a
village square that is dominated by Georgian townhouses. Slane contains three Architectural
Conservation Areas (ACA’s) which are detailed & mapped out in Appendix 9 (Volume 2) and
Map 9.2 (Volume 3) of the Meath County Development Plan 2013 – 2019. An ACA is a place,
area, group of structures or townscape, which is of special architectural, historical,
archaeological, artistic, cultural, scientific, social or technical interest. They also include areas,
which contribute to the appreciation of Protected Structures. The village also contains a
number of protected structures (as listed in the County Development Plan) and possesses a
rich sense of history and character.
The three existing Architectural Conservation Areas in the village are:
1) Slane Castle Demesne ACA
2) Slane Mill ACA
3) Slane Village Centre ACA
Meath County Council has prepared ‘Character Appraisal’ documents for the Slane Village
Centre ACA and Slane Mill ACA. These documents provide analysis and design guidance for
new developments and can be found at the following website link:
http://www.meath.ie/CountyCouncil/Heritage/ArchitecturalHeritage/ArchitecturalConservationA
reas/
Work has commenced on the preparation of a ‘Character Appraisal’ document for the Slane
Castle Demesne which should be available during the lifetime of this Development Framework.

8.2 Built Heritage
Slane currently has a total of 88 no. protected structures reflecting the village’s rich historical
character. A proportion of the protected structures are located within the three Architectural
Conservation Areas (ACA’s) contained within the village. Details of the protected structures in
Slane can be viewed in the Record of Protected Structures (Appendix 8) of the Meath County
Development Plan 2013 – 2019.

8.3 Archaeological Heritage
There are a significant number of archaeological features recorded within Slane on the Record
of Monuments and Places (RMP). This is a list of all known archaeological monuments afforded
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statutory protection under the National Monuments Acts and similarly under the policies and
objectives contained in Chapter 9 of the Meath County Development Plan 2013 – 2019.

8.4 Natural Heritage
In terms of natural heritage within Slane there are a number of designated sites. These are
as follows:
• The River Boyne and River Blackwater candidate Special Area of Conservation (SAC) and
Special Protection Area (SPA) are positioned south of the village centre.
The EU Habitats Directive provides legal protection for habitats and species of European
Importance. Article 6(3) and Article 6(4) of the Habitats Directive requires the Planning
Authority as part of the decision making process to consider Appropriate Assessment relating
to the potential impact of any proposed plan or project on the conservation objectives of any
Natura 2000 site within the area. At a minimum any application for planning permission will
undergo a Stage 1 screening for Appropriate Assessment.
• 3 proposed National Heritage Areas (pNHA) in and around the Slane area, which are:
 Boyne Woods – comprising a stretch of the River Boyne and adjacent woodland 5km
southwest of Slane (site code 001592);
 Rosnaree Riverbank – small field and island home to rare rush species (site code:
001591);
 Slane Riverbank – home to rare rush species (site code: 001591).
The Boyne Valley has a diverse range of attractive and important habitats associated with the
River Boyne, including a well-wooded river corridor. In addition to this, Slane has a strong
network of hedgerows and a number of trees (18 no. in total) in this Development
Framework are designated for preservation under the provisions of the Meath County
Development Plan.
The Boyne Valley Landscape Character Area, in which the heritage town of Slane is located, is
characterised by a steep river valley with areas of rolling lowland adjacent to the River Boyne.
It is potentially the most significant and highly valued landscape in the county as it contains
the Brú na Bóinne World Heritage Site which is one of the largest and most important
prehistoric megalithic sites in Europe. Brú na Bóinne is located outside the development
boundary of Slane, 2km to the east of the village.
8.4.1 Natural Heritage Strategy
The Natural Heritage Strategy for Slane is to ensure the protection and enhancement of the
natural heritage of the village including its landscape character, open spaces, natural
habitats, watercourses, mature trees and hedgerows, etc. It aims to protect and conserve
biodiversity within the plan area and on adjoining lands, landscape character areas and flora
and fauna and to provide for the passive and active recreational needs of users. In addition,
high quality landscaping and open space areas should be provided on developed lands to
provide important visual relief from the built environment and amenity places for users of the
development.
The strategy aims to protect, maintain, and where possible enhance, the conservation value
of the River Boyne and River Blackwater candidate SAC and SPA sites where they pass
through Slane. As outlined in Volume I of the County Development Plan (Section 9.7.2.1
European Sites (Natura 2000 refers), any planning application that proposes development
within or adjacent to these Natura 2000 sites will be screened and is likely to require a full
Appropriate Assessment.
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8.5 Significant Views & Vistas
Due to Slane’s street pattern of four roads extending from the crossroads and its position at a
considerable elevated height above the River Boyne, significant views are afforded towards
the village from the valley below and from the village street outwards, forming important
vistas.
The most noteworthy view towards Slane from the Boyne valley is from the southern bank of
the river and the Dublin Road. This view encapsulates all the elements which form this
important approach to the village. It includes Slane Bridge, the Boyne Navigation, the
southern demesne entrance (Gothic Gate) designed by Francis Johnston, the ascent up Mill
Hill with the stone terrace of houses built for the mill workers, the rear elevations of the
houses on the Square (forming the southern entrance to the village), the plantations of Slane
Castle demesne framing the ensemble to the north and the church tower to the west end of
the village. The view of the rear elevation of the south-eastern house on the square is very
significant as it is the first glimpse perceived of the historical fabric of the village from the
southern approach. Unfortunately the traffic gantries on Mill Hill currently spoil part of the
view from the valley.
8.5.1 Views from Mill Hill
Equally the views south from Mill Hill as it turns a corner below the Square are considerable.
A dramatic vista through the avenue of high stone walls is created down the sweep of the hill
towards the river, the canal and the valley, and then terminating with the natural landscape
rising to the south. Again the traffic gantries mar the view southwards.
8.5.2 The Square
The square provides a focal point for all views through the village and as the street pattern
and building lines remain more or less as they were in the nineteenth century, the current
views are equivalent to those in the past. The primacy of Chapel Street affords fine views
southwards, down through the set-piece of the square and its dramatic roof line, and out
towards the natural landscape of the demesne and beyond, which rises to the south of the
river.
The geographical location of the Square and the streets rising up from it provide ceremonial
approaches from Church Street to the Square and from the Square uphill along Chapel Street.
Although these approaches are not classified as views as such they provide important vistas
through the village to focal points or to the distinctive entrances and exits of the village that
play a vital role in enhancing its special character.

09 Movement & Access
9.1 Roads
Slane has good road accessibility with the N2 and N51 national routes intersecting at the
village centre. Correspondingly with this road network Slane has suffered traffic related
problems, owing to the volume of traffic using the N2 and N51 traffic routes which both
intersect and pass through the village. The level and type of traffic passing through the
village has impacted negatively on the current village environment. The volume of articulated
trucks which pass through the village is considered as a by product of toll avoidance on the
M1 and M3 Motorways.

9.2 New Bypass
A bypass for Slane has been a long-standing objective of Meath County Council and has the
support of the majority of the local residents, who have campaigned for its construction for
many years. In December 2009, Meath County Council submitted an Environmental Impact
Statement and Compulsory Purchase Order for a bypass of the village to An Bord Pleanála.
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The proposed bypass was routed to the east of Slane, between the village and the World
Heritage Site at Brú na Bóinne. Following an Oral Hearing, held between February and April
2011, An Bord Pleanála subsequently refused permission for the construction of the bypass in
March 2012.
In citing its reasons and considerations for refusal, the Board stated that having regard to the
importance and sensitivity of the location, a bypass of the type proposed could only be
considered where it had been demonstrated that no appropriate alternative was available.
The Board indicated that it was not satisfied that alternatives to the bypass were adequately
explored.
There is unanimous agreement that the potential safety risks that affect the future well-being
of all road users and communities, particularly the Slane community, must be addressed. In
seeking a solution, Meath County Council has always recognised that a balance must be
struck between environmental, historical and archaeological considerations, and the safety
and other issues caused by the present traffic through the village. The Council is committed,
in conjunction with the NRA, to reviewing its proposals in light of the Board’s decision.
However, it will continue to protect the corridor of the bypass as submitted to An Bord
Pleanála in December 2009 pending the outcome of its investigations.

9.3 Footpaths
There are footpaths throughout Slane and they appear to be of a satisfactory standard and
quality. There is a pavement on the western side of the N2 leading down to Slane Bridge.
The bridge itself has no pavement but does have sufficient space for pedestrians to safely
cross having regard to the existing single lane management of traffic on the bridge deck.

9.4 Car Parking
The main roads passing through the village are wide enough to facilitate on-street car
parking. A small car park containing approximately 30 – 40 spaces has been provided at the
western edge of the village centre.

9.5 Public Transport
The primary mode of public transport available in Slane is the regional Bus Éireann services.
The number 177 and 188 buses are the main routes which have a scheduled stop in the
village.
The 188 Bus Service connecting Drogheda to Trim is the most frequent public bus service in
the area which also has stops in Duleek and Navan. There are 7 services each way Monday to
Saturday, with 3 services each way on a Sunday.
The 177 Bus Service connecting Dublin to Monaghan (which includes a stop at Dublin Airport)
has a stop also in Slane.
The most frequent direct service to Dublin is from the private bus operator ‘Collins Coaches’.
During 2013 there were 9 services scheduled each way daily to Dublin City, 6 services each
way on a Saturday and 4 services each way on a Sunday.
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Strategic Policies
SP 1

To ensure that the growth and development of Slane shall be directed to meet
the needs of the local community in Slane and be in keeping with the existing
character, amenity, heritage and landscape of the village.

SP 2

Future residential development shall integrate visually with the existing village
whilst preserving and enhancing the character of Slane and shall adhere with the
design guidelines of this Development Framework.
To encourage the sequential development of the village core from the centre
outwards, in order to ensure that the higher order facilities and the higher
density development is located on the most central lands where possible, with
optimum access and the highest level of services.
To address traffic problems on the N2 National Primary Road through Slane.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

SP 4
SP 5

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 6

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.

Policies
Water and Wastewater Services
WWS POL 1

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the town within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity
of the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.
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WWS POL 2

To actively pursue the provision of a new/or upgraded Wastewater
Treatment Plant to service the full development envelope of Slane Village.

WWS POL 3

To actively pursue the provision of additional water supply for Slane to
serve the existing population and any increases during the lifetime of the
Development Framework.

Flood Risk
FR POL 1

To manage flood risk and development in Slane in line with policies WS 29 –
WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development within the village is at potential risk of flooding
(D1 “Tourism” land use zoning objective refer) as identified on the land use
zoning objectives map, any significant extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

FR POL 3

The Eastern CFRAM flood mapping and management plan when complete
and available will provide additional clarity to flood mapping and risk
management measures than was available to inform the land use zoning
objectives presented for Slane. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with
this Written Statement & Volume I of the County Development Plan.

Land Use
LU POL

To require that any future development at Slane Industrial Estate does not
have a negative impact on the residential amenity of River View.

Commercial, Economic and Retail Uses
CER POL 1

To
promote
enterprise
creation
opportunities
and
encourage
job/employment creation initiatives in line with the sustainable growth of
Slane and on appropriately zoned and serviced land.

CER POL 2

To consolidate the central area of the village for commercial uses.

CER POL 3

To maintain and improve the vitality and viability of Slane’s Village Centre
area as the focus of all commercial and retail activity, in order to ensure
both a mixture and variety of local shopping to serve the shopping needs of
the local community.

CER POL 4

To promote, encourage and facilitate the development of sustainable tourism
in Slane through the conservation, protection and enhancement of the built
and natural heritage, in order to maximise upon the economic benefits
arising from the industry.
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CER POL 5

To co-operate with the appropriate agencies and local community groups in
promoting tourism and securing the development of tourist based
enterprises and facilities in Slane.

CER POL 6

To encourage the reuse of Slane’s historic buildings where they lie vacant or
underused and recognise the contribution that they can make to economic
development, tourism, education and the aesthetic qualities of Slane’s
landscape and village centre.

CER POL 7

To promote the re-use and sensitive restoration and renovation of Slane Mill
and its use and that of the adjoining lands within the Mill complex for the
provision of visitor related activities, tourist accommodation and leisure
facilities.

CER POL 8

To protect the Boyne Canal and protect and maintain the existing walks
along its banks and within the Development Framework boundary.

Community Facilities and Open Spaces
CF POL 1

To protect the sites of existing community and sporting facilities in Slane and
support their further development and expansion.

CF POL 2

To reserve community zoned land to accommodate the potential expansion of
Scoil Naisúnta Naomh Padraig.

CF POL 3

To promote the dual use of school buildings in Slane, where it does not
conflict with the delivery of the education service (i.e. outside school hours
and during school holidays).

CF POL 4

To co-operate with local community groups, interested parties such as Fáilte
Ireland, An Taisce, game clubs and other appropriate organisations to protect
the recreational potential of the River Boyne and lands adjoining it and to
carry out appropriate developments where resources permit including the
laying out of walks, bridle paths, access points, new access links and picnic
sites, where no negative impact to the environment or its Natura 2000
designation arise.

CF POL 5

To investigate a new site on which to locate additional recycling facilities in
Slane that will be accessible to more members of the local community.

CF POL 6

To continue to expand and improve the library service in Slane to meet the
needs of the community in line with the objectives and priorities of the Library
Development Plan for County Meath and subject to the availability of finance.

CF POL 7

To maintain and improve the children’s playground at Slane Hill, Collon Road.

CF POL 8

To continue to explore possibilities for the development of further cultural
facilities in Slane and to support local agencies and communities in exploring
the development potential for facilities such as the Slane Cottages
development.
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To provide for the development of the Trim – Navan – Slane – Drogheda cycle
/ greenway along the River Boyne subject to obtaining the necessary
statutory planning consent, the carrying out of Appropriate Assessment,
landowner co-operation and the securing of the necessary funding.

Urban Design
UD POL 1

To promote the development of a high quality, sympathetically designed, well
landscaped and appropriately scaled environment that is in keeping with the
existing character, amenity, environment, heritage and landscape of the
village. Please refer to the Design Guidelines in this Development Framework
& ACA Character Appraisals (where available) for more details on
development within ACAs.

UD POL 2

To encourage the sympathetic re-use or rehabilitation of any attractive and
historic vacant, abandoned or derelict buildings within the Framework Plan
area and encourage their sensitive conversion to residential or tourist
accommodation or other appropriate use.

UD POL 3

To consider infill and other developments within the confines of the
Architectural Conservation Area for Slane Village in the context of their
contribution towards the protection of architectural heritage, streetscape and
the visual amenities of the central part of Slane.

UD POL 4

Where new development adjoins the Slane Village Architectural Conservation
Area and abuts the road, the development should provide a positive frontage
to the road which extends and enhances the existing ACA streetscape.

UD POL 5

To support and encourage development that either re-uses brownfield
development land, such as sites in or adjoining the village centre, or
appropriately located backland sites. Development of such sites will be subject
to the relevant design standards and safeguards outlined in this Development
Framework, where the protection of existing residential amenity and
architectural conservation will be paramount.

UD POL 6

To encourage the maintenance of original shop fronts and pub fronts, or the
reinstatement of traditional shop fronts where poor replacements have been
installed.

UD POL 7

To strictly control all advertising signs in relation to their location, design,
materials and function, particularly in Slane Village ACA.

Heritage
HER POL 1

To require that any new works in the village contribute positively to the
architectural and historic character of the area.

HER POL 2

To discourage development that would lead to a loss of, or cause damage
to, the character, the principal components of, or the setting of the special
historic interest of Slane Castle Demesne and Slane’s many other important
protected structures including the four houses on Slane Square and the
Architectural Conservation Areas and features contained therein.
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HER POL 3

To retain historic items of street furniture where they contribute to the
character of the ACA and to protect historic items of street furniture and
roadside items as appropriate.

HER POL 4

To protect and enhance the banks and corridor of the River Boyne and the
natural habitats contained therein and to improve and maintain the river
walk along it, where possible, in conjunction with the relevant statutory
bodies and voluntary groups.

HER POL 5

To permit development on the River Boyne and River Blackwater Natura
2000 network in Slane only where an assessment carried out to the
satisfaction of the Planning Authority and National Parks & Wildlife Service of
Department of Arts, Heritage and the Gaeltacht indicates that it will have no
significant adverse effect (such as disturbance, pollution or deterioration of
habitat quality) on the designated area.

HER POL 6

To maintain, and where possible enhance, the conservation value of the
River Boyne and River Blackwater SAC and SPA Natura 2000 sites where
they pass through Slane, as identified by the Minister for Arts, Heritage and
the Gaeltacht, and any other sites in Slane that may be proposed for
designation during the lifetime of this County Development Plan.

HER POL 7

To prohibit any development that would be harmful or that would result in a
significant deterioration of habitats and / or disturbance of species in the
River Boyne and River Blackwater Natura 2000 network.

HER POL 8

To conserve and enhance the amenity of the River Boyne including the
landscape, water environment and wildlife habitats and, where consistent
with this, to encourage increased public access and provision of walkways.

HER POL 9

To ensure that development, particularly in sensitive landscapes adheres to
tailored design guidelines. Sensitive landscapes include the designated views
and prospects in Slane, the three Slane ACA’s and close to the River Boyne &
River Blackwater Natura 2000 network.

HER POL 10

To provide adequate protection of the views and vistas that contributes to
the appreciation of Slane’s unique landscape character and to maintain the
visual integrity of its sensitive and exceptional landscape value.

HER POL 11

To protect areas of recognised landscape importance and protected views
and prospects in Slane from the construction of large scale visually
intrusive energy transmission infrastructure. In such circumstances, it is an
objective to seek alternative routing or transmission methods.

HER POL 12

To seek the retention of mature trees/significant planting (those in good
condition) which contribute to the character of each ACA where
appropriate.

Movement and Access
MA POL 1

In the event that a bypass of Slane Village is approved & completed during
the lifetime of the Meath County Development Plan 2013 - 2019, it will be a
policy of Meath County Council to implement traffic calming measures at
strategic points in the village.
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MA POL 2

Upon such time as the Slane Bypass is completed and operational; Meath
County Council will investigate the possibility of inserting cycle ways alongside
or incorporated with footpaths in the village area.

MA POL 3

To require that cycle lanes be included in all new residential developments in
Slane.

Objectives
Commercial, Economic and Retail Uses
CER OBJ 1

To provide tourist information signage of key attractions in the Slane area
including the Hill of Slane, Slane Castle, Slane Village (the Square), the
Twelve Apostles (Western Red Cedars along the Old Rectory garden wall),
the Mill, the 1798 Memorial, St. Patrick’s Church of Ireland, The Boyne Canal
and River.

CER OBJ 2

To liaise with Bord Fáilte, Meath Tourism and Boyne Valley Tourism Initiative
of Louth & Meath Local Authorities to investigate the potential of providing a
tourist office in Slane.

Urban Design
UD OBJ

To investigate the removal of redundant distribution poles, wires and services
which hang across the streets of Slane and which deface commercial
frontages and residential terraces, particularly in the Slane Village
Architectural Conservation Area. Equally, initiatives to place overhead service
underground will be supported and facilitated where possible.

Heritage
HER OBJ 1

To undertake a character
Conservation Area.

HER OBJ 2

To provide a heritage information display stand providing a short history of
Slane, within the village.

HER OBJ 3

To review the recommendations of the Tree Quality Assessment carried out
for Slane in November 2008 and consider implementing tree preservation
orders for the trees deemed worthy of protection.

appraisal

for

Slane

Castle

Architectural

Movement and Access
MA OBJ 1

To investigate the effectiveness of, and if appropriate, progress the
implementation of, traffic management options, including the removal of nonlocal heavy goods vehicles from the N2 through Slane village, in conjunction
with the NRA and other relevant authorities with a view to providing an
enhanced and safer environment for the village.

MA OBJ 2

To proceed with an N2 bypass for Slane should the investigations referred to
in MA OBJ 1 conclude that there is no appropriate traffic management
alternative.
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MA OBJ 3

In the event that a Slane By-pass is approved, constructed and operational, it
is the intention of Meath County Council to carry out a traffic study for Slane
Square to reduce the visual impact of traffic management infrastructure upon
Slane Village Architectural Conservation Area. The traffic study will aim at
improving the flow of traffic into and out of the Square, improving the general
safety of pedestrians and of removing any unnecessary traffic related visual
clutter, where possible and safe to do so.

MA OBJ 4

In the event that a Slane By-pass is approved, constructed and operational, it
is the intention of Meath County Council to carry out the following
improvements in Slane:
•
•
•

To resurface and upgrade roads through the village and to the Hill of
Slane;
To provide where lacking, footpath facilities along the N2 route through
the village particularly on the west side of this road, and;
To implement traffic calming measures at strategic points in the village.

MA OBJ 5

To reserve for the future provision of a new road extending from the existing
road serving the Churchlands development, to the backlands area, as shown
on the land use zoning objectives map for Slane.

MA OBJ 6

To implement appropriate traffic management
improvement measures throughout the town.

MA OBJ 7

To provide a new road in tandem with development extending from the
existing road serving the Churchlands development to the backland areas
identified on the land use zoning objectives map noting that this site is
identified as Phase II in the Order of Priority.

MA OBJ 8

and

environmental

To designate and secure future walking routes through the village.

Drogheda Road – Specific Housing & Public Open Space Objective
DR OBJ

The development of a small residential scheme within the site labelled ‘A’ on
the evaluation table along the Drogheda Road shall be linked to the opening
of a publically accessible open space/amenity area to the rear identified with
the adjacent F1 “Open Space”’ land use zoning objective. It is imperative that
linkages from the new residential area are provided to the amenity lands to
the rear. A maximum of 3 no. dwellings shall be considered appropriate on
this site to ensure that the form of development remains appropriate to this
visually sensitive site.
A Design Statement shall accompany any planning application made including
details of the following:
•
•
•
•

•

The Design Concept of the Scheme;
Details of overall site design and layout of buildings;
A comprehensive landscaping scheme providing visual and physical
linkages to amenity lands located to the rear of the site;
The delivery of residential development shall be linked to the upgrade of
the amenity lands located to the rear of the site. Linkages (visual and
physical) shall be provided from the residential lands to the amenity lands
located to the rear;
Provision of adequate public lighting and footpaths throughout the lands;
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•
•

High quality design, finish and layout, and;
Infrastructural requirements including vehicular access, access for
pedestrians, cyclists and people with disabilities, car parking and vehicle
turning.
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Appendix A to Slane Written Statement: Evaluation of Residential
Zoned Lands
Table 1: Description of individually zoned available sites evaluated
Site
A
B
C
D
E
F
G
H

Location
South of N51
Lands at Cillghrian
East of Castle Hill
East of Churchlands
North of Castle Hill
North of Churchlands
West of Ledwidge Hall
North of Ledwidge Hall

Hectares
0.66
1.48
1.53
0.65
3.88
2.09
0.98
1.77

Table 2: Yield and Phasing of residential lands evaluated
Site A
Site B
Site C
Site E*
(Lower)
Site G
Site H
Site E
Site F
Site D

Zoning
A2
A2
A2

Land Area
0.66 ha
1.48 ha
1.53 ha

Density
5
15
20

Yield
3
22
31

Phase
I
I
I

A2

1.43ha

20

29

I

A1
A1
A2
A2
A1

0.98
1.77
2.45
2.09
0.65

20
20
20
20
20

20
35
49
42
13

I
I
II
II
II

ha
ha
ha
ha
ha

Phase I Order of Priority Sites
Sites A, B, C, E*, G & H are included as Phase I lands.
*1.47ha of Site E lands are included in Phase I
The remainder of Site E is included in Phase II.
Phase II (post 2019) Order of Priority Sites
Sites D, E* and F (based primarily on sequential distance from the central village square in
addition to unfavourable land topography associated with these sites).
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Site E: Order of Priority Phasing
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Appendix B to Slane Written Statement: Design Guidelines
The following design guidelines recognise the distinctive historic character of Slane and seeks
to maintain the quality of place associated with this heritage village settlement.
Context & Setting
Slane is set in a unique environmental landscape, against the backdrop of the Hill of Slane,
mature woodlands and the Boyne Valley. The surrounding landscape of Slane is largely
unspoilt and is an integral part of the identity of the village. The environs of the village
embrace a powerful sense of place in history, whilst a short distance away (6 km) this is
reaffirmed by the prehistoric remains of Newgrange which have been designated as a World
Heritage Site. Slane is contained within the Boyne Valley Landscape Character AreaLandscape Character Area No.5 (High Sensitivity) in the County Development Plan 2013 –
2019. Within the context of the ‘Boyne Valley Landscape Character Area’, Slane is described
as follows;

“Slane is a medium sized historic town, which was originally a demesne village. The
overall historic built fabric of Slane remains intact. The town is centred on four large 3storey detached houses facing a central crossroads. The local vernacular style dates from
the 18th Century, with simple square cut stone buildings, with less brick detailing than is
common elsewhere in the county. Residential development in the town centre is limited
apart from some 1950’s – 70’s housing on the western approach. However there is a
concentration of new development to the north of the town on higher ground. Further
development of this type should be avoided due to its size, within the context of the town
and its prominence in the landscape. Slane is a popular tourist attraction due to its
location and heritage. Slane Castle is situated to the west of the town with Brú na Bóinne
WHS to the east.”
Slane’s historic core still marks the centre of social life in the village containing a number of
existing business premises and residential premises. The settlement is synonymous with its
distinctive historic structure and the instantly recognisable Slane crossroads. The old village is
focused around the central ‘Square’ an octagon configuration with four streets leading on to
it. The most distinctive aspects of the Slane Village streetscape radiate from the main square
at the crossroads along main roads (Chapel Street, Main Street, Mill Hill and Church Street).
The overall form and structure of the village retains its 18th and 19th century origins.
Essentially the strong morphology of Slane village grew from the village crossroads, with later
20th century development largely forming beyond the boundaries of the traditional village
area. There have been a significant number of planning applications for residential
development in Slane during the past decade or so. The approved developments included
schemes located to the west of the village, to the north of Slane Mill and at lands east of the
village.
Aim of Design Guidelines
These design guidelines aim to both preserve and enhance the character features identified
in this Development Framework, and seek to influence and inform high quality design of new
development. They endeavour to provide landowners, developers and their architects with a
template for design best practice, when developing within the settlement boundary of Slane.
The design guidelines place particular emphasis on residential development as this is the
most predominant use of land within Slane, and is likely to remain so during the duration of
this Development Framework. This section seeks to promote an understanding of the key
design principles which respect Slane’s heritage and landscape attributes. There are three
Architectural Conservation Areas (ACAs) in Slane. Specific design guidance for future
development in the ACA’s is provided in the Meath County Development Plan 2013-2019, the
character appraisals completed for Slane Village ACA and Slane Mill ACA, and best practice
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design guidelines. Design guidelines for the village area excluding the Architectural
Conservation Area are provided.
Architectural Conservation Areas
There are three Architectural Conservation Areas (ACA’s) in Slane that consist of:
1. Slane Castle Demesne ACA
2. Slane Village ACA
3. Slane Mill ACA
Meath County Council has carried out Character Appraisal documents for Slane Village ACA
and Slane Mill ACA. The character appraisals outline details of the ACA’s identifying the key
elements. A character appraisal for Slane Castle Demesne has not been completed to date
but is expected to be completed during the lifetime of this Development Framework.
Meath County Council would strongly advise that developers be cognisant of the design
guidance provided for in these ACA Character Appraisal documents when new development is
proposed in such areas of Slane. Early consultation with Meath County Council’s Conservation
Officer would also be advised.
Design Guidelines within Slane Village ACA
Designation as an ACA puts an obligation on prospective developers to produce a very high
standard of design, which should contribute to the visual enhancement of the area while
respecting its physical character. There are two separate Order of Priority Phase I Residential
Zoned sites contained in Slane Village Architectural Conservation Area, located west of Chapel
Street (0.87ha and 0.61ha). The following guidance regarding new development in Slane
Village ACA should be adhered to:
New Development in Slane Village ACA
Planning Applications in Slane Village ACA
All planning applications for development within the Slane Village ACA should be accompanied
by a Historical or Architectural Heritage Report, together with details of mitigation measures
proposed to protect the said buildings/ structures.
Imitation of Existing Styles in Slane Village ACA
The concept of the direct imitation of earlier styles is not always appropriate but if this model
is to be followed then the elevational treatment of new development should be wellproportioned and built with respect to its context. Buildings should follow the eaves height,
roof pitches and building lines which predominate in the respective streets and should employ
windows of matching proportions and alignment. Materials should be of good visual quality
and durability. Features which are not found amongst the historic buildings of the village
should be avoided. These include projecting eaves, fascia and soffit boards, dormer windows
and roof windows, standard issue concrete cills or copings, top-hung, top-hung casement
windows, pressed aluminium gutters or uPVC features of any kind. Roofs should be covered
with natural slate, terra-cotta decorative elements, lead or other roofing which enhances the
character of the ACA.
Contemporary Architectural Styles in Slane Village ACA
High Quality contemporary architectural design that is complimentary to the character of the
ACA is acceptable but the development of any infill sites within the ACA, particularly of part of
a street terrace, will require a very sensitive design approach and should positively contribute
to the character of the area. A design impact statement providing justification for the
proposal in terms of design, concept, scale, materials and proportions should accompany
such an application.
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Plot and Building Lines
New buildings should take into account existing building lines and plots in order to retain the
existing grain and character of the ACA.
Extensions in Slane Village ACA
Extensions should be kept to the rear of properties and be of an appropriate scale, built with
suitable material and finishes. Due to the geographical location of Slane Village rear
extensions may often be visible from higher streetscapes and their design must follow the
same principles for new development as laid out above. Extensions to the side or front of
street front structures within the ACA will not be encouraged by the council as these could be
detrimental to the character of Slane Village.
Development within the Grounds of Larger Residences
In the case of buildings with large gardens or grounds, special consideration must be given to
the impact of any new development on the buildings, and on their respective existing
boundaries. Within Slane Village ACA this is most relevant in the attendant grounds of the
larger residences such as the four landmark houses on the square, and Mount Charles Lodge
and Cill Ghrian on Chapel Street. The gardens of the latter two properties (which are
protected structures) were strategically placed to the front of the houses rather than to the
rear due to their geographical location on the slope and in order to take advantage of their
southern aspect. The key features in the attendant ground of the two residences are their
attached outbuildings, courtyards, landscaped gardens and respective follies. Both properties
have large mature trees which form part of the boundary to the village streets with limestone
rubble walls, in particular on Chapel Street and Church Street. All these elements are an
integral part of the streetscape and the special historical character of the village of Slane and
must therefore be preserved. Appropriate extensions and restoration work to the outbuildings
of these residences may be considered by the council. In the interest of protecting and
conserving these key sites within the ACA and considering the impact future development
would have on the ACA, it is recommended that these two protected structures remain as
they were originally intended, as private residences within their own grounds.
The same principles apply to the landmark houses on the square and in particular to the
north-eastern and south-eastern houses where the gardens are still intact. In the case of the
south-eastern house, the rear of the site is clearly and highly visible from the public realm,
namely from the ascent to the village from Mill Hill, which provides an important entrance to
the village and forms part of one of the most significant views of Slane Village from the Valley
below. For these reasons it is important that both houses should remain, as they were
originally intended, as private residences within their own grounds.
Amalgamation of Structures, Properties and Sites within Slane Village ACA
The amalgamation of structures requires planning permission regardless of whether they are
located within an ACA or not. Proposals for the amalgamation of properties within the ACA
should take into consideration the impact of changing or extending the existing plot sizes on
the streetscape. Original entrances should remain in use. The amalgamation of sites within
the ACA, especially with an increased density should respect the scale, mass, height and
design of not just the adjoining buildings but the entire streetscape. This will require sensitive
planning and design treatment in order to complement the fine grain of the established
streetscape. A Design Impact Statement providing justification for the proposal should
accompany such applications.
Demolition Works within Slane Village ACA
Proposals to demolish structures of architectural merit within the ACA, whether a protected
structure or not require planning permission. Demolition will normally only be permitted
where the structure makes no material contribution to the character or appearance of the
area. There will be a presumption in favour of retaining structures that make a positive
contribution to the character of the area. Where permission is sought for the demolition on
the grounds of structural defects or failure, a report containing annotated photographs and
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drawings will be required. The report should be produced by a suitably qualified and
experienced professional regarding the existing condition. As part of the justification for any
demolition within an ACA on structural grounds, details will be required of repairs and
remedial works usually carried out in similar circumstances and details of why they are not
deemed suitable in this case.
Boundary Treatments within Slane Village ACA
Removal of original railings, gates, gate piers and boundary walls, whether visible from the
public realm or not, requires planning permission. Most buildings within the Slane Village ACA
have street frontages but landmark buildings on the square and various residential properties
and ecclesiastical buildings on Chapel Street and Church Street are bounded by limestone
walls or elaborate cast-iron railings, which add to the special character of the village. Where
these still exist they should be retained. In the instance where a section of boundary wall has
been removed in order to provide a new entrance to a property or a site, the broken edges of
the original wall piece should be finished appropriately and never left in a ruinous state.
External Lighting Slane Village ACA
Proposals for the illumination during night-time hours of certain buildings and landmark
features within Slane Village ACA must be agreed beforehand with Meath County Council. The
method of lighting, i.e. type of fitting, fixed method and type of light would need to be
specified by the applicant seeking permission and should be designed so that it does not
result in light pollution or negatively impact on other structures in the ACA.
Preservation of Views- Slane Village ACA
The significant views outlined in this document are namely those looking down through the
square towards the Boyne Valley to the south from Chapel Street, and down Church Street
towards the Church of Ireland and the edge of the demesne from Main Street and the
square. Equally important are the views towards Slane from the west end, i.e. the road from
Navan along the demesne wall, and from the lower reaches of the Boyne and the Dublin
Road to the south. It is vital to the special character of the village that these views are
preserved and any works within the ACA should not adversely impact or block these views.
Existing Shopfronts in Slane Village ACA
Existing shopfronts contained in Slane Village ACA shall be adequately maintained and
alterations and repairs should be in character with the existing character and materials used.
Internal Alterations- Works not requiring Planning Permission
The ACA designation does not prevent internal changes or re-arrangements to the structures
which are not listed as ‘protected structures’ within the ACA, provided that these changes do
not impact on the exterior of the structure. All internal changes must comply with building
regulations.
Works to the Public Realm
Generally, works to the public realm will be carried out by Meath County Council or major
utility and service providers, may be exempt from planning permission. However, prior to
commencement of the works, consultation with the Conservation Officer of Meath County
Council will be required, to ensure these works enhance and improve the special character of
the ACA and do not negatively impact on it. The following areas will require special
consideration:
Work to public footpaths, including the preservation of historical street surfaces such as
cobbles or original kerbing. New pavements should not be of poured concrete or tarmacadam
with reconstituted stone kerbing, but should reflect the natural materials of the village. When
cobble-lock style paving is used it should be of an appropriate scale, colour and detail to
complement the character if the village.
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Retention and preservation of all surviving items of street furniture, which
contribute to the special character of the ACA, such as the original lamp standard, cast iron
water pumps and post boxes. New street furniture when provided will be of high quality
reflecting the character of the ACA.
The installation and location of utility boxes, such as large ESB metre boxes, should be
given careful consideration with regard to their position within the ACA and the impact of
colour and massing on adjoining boundary treatment and surrounding buildings. Painted
finishes of muted colour rather than galvanised finish should be considered.
General Design Guidelines for Slane Village
Understanding the Importance of Good Design in Slane
Quality design can significantly enhance the sense of place associated with an area. Design is
not concerned exclusively with buildings, but also the wider use of spaces which provide the
backdrop for people to live, work and socially interact. Quality design should seek to create a
sense of civic pride and promote safe, inclusive and accessible living and working
environments, which recognise the significance of the past whilst embracing the importance
of the future. This is a key challenge in Slane, where the intricate connections to the past are
emphasised by the designation of three Architectural Conservation Areas. It is a challenge for
future development in Slane to have its own unique identity while respecting and providing
linkages (both physical and visual) to Slane’s unique cultural and historical identity. A
significant proportion of Slane Village is not contained within Slane Village ACA or Slane Mill
ACA. However the wider village area and the wider landscape setting has an important role in
safeguarding the setting of Slane Village ACA and has a role to play in maintaining the
cultural heritage of Slane.
Making Connections – Design Guidance
In order to deem development successful within Slane, much depends on the creation of high
quality access points and connections which afford permeability to the village and wider
surrounding area. Within Slane key linkages should endeavour to create safe connections for
pedestrians and cyclists alike. Ease of movement from residential development to and
between the village centre, local schools, churches and community facilities should remain an
integral principal of good design. Understanding the existing movement network is an
important element in designing a successful and sustainable development. This involves
considering the following:
• How routes from the new site will knit in with the existing infrastructure;
• The provision made for all forms of movement, with positive presumption in favour of
walking, cycling and public transport, where this is available;
• How the new development can benefit the area as a whole, for instance by the introduction
of a new footpath or the extension of an existing one to the village centre;
• How movement will be provided for at all stages in the development.
Shopfront Design and Advertising
All new shopfronts in the wider village area of Slane should be of a high quality and should
not detract from the appearance of the Architectural Conservation Area. The following
guidelines shall be applied to the assessment of any applications for new or altered
shopfronts:
•
•
•
•

The reinstatement of traditional shop fronts where poor replacements have been
installed shall be encouraged.
Design of new shopfronts should be sympathetic with the building and streetscape
and in particular the character of Slane Village ACA.
External roller shutters are not acceptable.
The fascia panel, design and lettering of advertising should be an integral part of the
shopfront design- these should be simple and legible.
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The use of plastic internally illuminated box signage and excessively large projecting
signage shall be discouraged.

Improving the Streetscape
Visual Improvement to the appearance of buildings shall be encouraged as they will illustrate
a sense of civic pride within the village. The provision of seasonal flower displays and the use
of appropriate external lighting can bring buildings to life and contribute to an increasingly
vibrant streetscape.
Respecting the Existing Building Heights and Massing in Slane
The predominant building height in Slane Village is two-storey with little variation in building
height. Slane’s street pattern of four roads extending from the crossroads and its position at
a considerable height above the River Boyne ensures that significant views are afforded
towards the village from the valley below and from the village street outwards, forming
important vistas. Amendments to the established building height in Slane have the potential
to impact negatively upon the significant established views/ vista in the village undermining
its intricate character. Any planning application for a building with a height in excess of twostories must be accompanied by the following:
•
•

Written Design Statement
Visual Impact Assessment setting out the justification for the height increase
outlining potential impacts on these prominent views/ vistas:
-

•

Views south from Mill Hill
Views south from Chapel Street
Church Street Vista
Chapel Street Vista
View west from Slane Mill

Visual 3-D material such as photomontages

Design Guidelines for the Development of Residential Lands Located north of
Church Lands Housing Estate
Outside the Village ACA there is a Phase 2 Residential zoned site of approximately 2.09
hectares in area, located north of Church Lands Housing estate. This Development
Framework anticipates that this site will not be developed for residential development during
the lifetime of the County Development Plan (2013- 2019). The following design guidelines
are however provided for the long term development of this site.
•

As part of the planning application, a character appraisal of the development site
shall be prepared outlining how the natural features of the site, views into and out of
site, access to site and topography of the site have influenced the final development
proposal.

•

The maximum residential density of development on the site is 20 units per hectare.

•

Vehicular access to the site, if possible, should be via the existing vehicular access to
Cran Daire Brea Estate.

•

Development shall provide a minimum of 15% public open space provision.

•

Developer should consider formally linking open space provision for the proposed
development with the open space provision of Cran Daire Brea Estate in order to
maximise open space provision in this area of Slane village.

•

The proposed residential development should not impact negatively on views
southwards towards the village core from the ‘Hill of Slane.’ The roofscapes should be
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consistent with the existing roofscapes of Slane. Roof materials should be consistent
throughout the development and the use of traditional materials such as slate is
recommended. Roof colour should be blue/black/grey, consistent with the Slane area.
•

The development will provide a mix of unit types, and varying bedroom provision
(one/ two/ three/ three +). The mix of bedroom provision will be discussed and
agreed with Meath County Council prior to the submission of the planning application.
Apartment units are not deemed an appropriate form of development in Slane.

Residential Design Guidelines - Key Considerations Appreciating Local
Distinctiveness
Features which are synonymous with a particular locality and which encourage people to call
that particular place home illustrate local distinctiveness and help to foster a sense of
belonging and civic pride. Every community has a distinct and special character that makes it
recognisable and unique, with Slane being no different. All new development within Slane
should therefore aim to improve upon and enhance the distinctiveness of the settlement.
However, while developments should respond to local character and identity, they should not
intentionally replicate surrounding development forms and detail. New development should
have a distinct identity in itself and make a positive contribution to the wider identity of the
local area.
New developments which create or enhance a strong sense of place tend to evolve through a
rigorous design process which includes learning from and incorporating local knowledge,
experience and culture. However, while the design of new development should draw
inspiration from Slane’s indigenous character, the objective should be to move forward and
not to mimic, but rather reflect and complement, the design of the past.
Residential Design Guidelines
The Department of Environment, Heritage and Local Government adopted ‘Sustainable
Residential Development in Urban Areas’ in May 2009. This document sets out guidelines for
residential developments in small towns and villages. The Guidelines are accompanied by the
‘Urban Design Manual - A Best Practice Guide’ which illustrates how the guidelines can be
implemented effectively and consistently across the different scales or urban development
around the country. The Manual and its contents inform the Residential Design Guidelines
presented in the following table. While strategic considerations such as location, connections
and sustainability will determine much of the success of a new dwelling or residential
scheme, the finished quality of the built form can have a significant effect on a development’s
character, sense of place and legibility. Quality in the detail of the architecture and landscape
design will help a new development to make a positive contribution to its surroundings and
Slane’s local identity.
All new residential developments in the Slane area are required to create high quality, legible,
functional and well designed residential environments. New residential development is
required to address the issues raised in Table 1 overleaf - Residential Design Guidelines.
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Table 1: Residential Design Guidelines

Residential dwellings should present a high-quality living environment for their future
occupants, in terms of the standard of individual dwelling units, and the overall layout and
appearance of the development.
Roads: New roads in residential areas should design in safety and play for children by
incorporating traffic calming measures into the design and layout. Long straight stretches of
road should be avoided at all times as this encourages speeding. Adequate road drainage
must be considered as part of any residential development.
Public Open Space: This should be integrated into the overall layout of residential
development and should take advantage of the existing landscape and allow for more passive
use of open spaces. The recreational needs of new residents should also be taken into
consideration and playgrounds for children and sheltered and landscaped areas for more
relaxed recreational pursuits, incorporated into the layout wherever possible.
Open spaces in new development should be suitably proportioned. Narrow tracts, will not be
acceptable. Smaller areas of useable open space and play grounds should be carefully sited
within residential areas to be accessible and overlooked by dwellings so that the amenity is
owned by the residents and is safe to use. Natural surveillance might be from windows of
nearby houses or from people using the space or even drivers of passing vehicles. The feeling
of safety generated by high levels of natural surveillance in public areas will encourage
further use and participation in public life – which will itself reinforce high levels of
surveillance. Public open space provision shall accord with the County Development Plan
standards.
Dual Aspect: Dwellings should be pre-dominantly dual-aspect (with windows/openings on
two or more elevations). Where single aspect dwellings are unavoidable, single aspect units
should have a predominantly south facing aspect and north-facing elevations will not be
permitted. Dual aspect homes provide residents with a greater level of amenity within their
home. By ensuring that at least part of the unit receives direct sunshine for part of the day,
this format reduces the need to make use of artificial illumination improving the standard of
living inside the dwelling and uses less energy.
Roof Profiles: Over complicated or large roofscapes should be avoided. Simple roof forms
perform better and are more aesthetically pleasing. Traditional local styles of roof profiles
should be considered with pitched roofs between 35 and 45 degrees.
Roof Finishes: Roof materials should be consistent throughout a single scheme. The use of
traditional materials such as slate is recommended. Roof colour should be blue/black/grey,
consistent with the Slane area.
Height: All dwellings in close proximity to one-another or within the same scheme should be
of similar height and no one dwelling should tower above the other.
Sunlight: Development should be designed to allow the living or working space full exposure
to sunlight, avoiding overshadowing.
Shelter: Dwellings should be located in the landscape to exploit the natural shelter of hills,
ridges, topography and vegetation.
Boundaries: Local types of stone and/or hedgerows and tree stands in boundaries should be
incorporated into the layout of the development. Existing trees and hedges should be used to
‘fit’ a house next to another. Local plant varieties should be used to provide appropriate
shelterbeds to help:
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shelter buildings from cold winds and driving rain,
improve and soften the appearance of an area,
encourage wildlife,
add variety and interest to a development.

Contours / Topography: In order to ensure a layout that is sympathetic to landform,
buildings should be parallel with the contours so that houses fit into the landform naturally.
Excessive building up or digging into the landscape is not acceptable.
Privacy & Amenity: Good space standards, sound insulation and access to private open
space are all important aspects that need to be provided in new dwellings in order to ensure
adequate privacy and amenity standards. The existing landscape should be used to secure
privacy. Additional planting may be necessary to create private space where natural features
do not exist. Rather than establish a minimum window-to-window standard, the DoEHLG
Urban Design Manual recommends that the aim should be to assess the impact on the
privacy of the layout and home design based on:
-

The sites location and residents expected levels of privacy;
The size of the windows – both those overlooking and overlooked;
Changes in level between overlooking windows, and;
Ability to screen/partially obscure views through design or judicious use of planting.

Proportion: A balance of proportion between the windows and doors throughout and
between dwellings should be maintained.
Entrances: Entrances should promote safety by being obvious and should be designed in a
manner that utilises the assets of the area, such as natural planting and any indigenous
stone. Traditional features are favoured rather than more modern high iron gates. Where
there is an existing boundary feature, every effort should be made to retain it.
Bin Storage: Each residential unit must have adequate storage for three wheeled bins.
Residential units with no rear access should provide adequate storage for the bins to the
front of the development, in contained units.
Recycling: Recycling is important and a central facility should be located on site along with
refuse bins. Space for composters should also be provided in the case of new residential
development.
Public Lighting: Careful consideration to the location of the public and private lighting
within a new residential development should be considered. Public lighting should provide a
sense of security and increase safety for pedestrians, cyclists and car users.
Car Parking: Car parking should be planned in the layout of any development with facilities
for both residents and visitors. Where car parking for dwellings is provided in on street form
as opposed to being provided in front gardens; a landscaped strip of private garden space
with a minimum depth of 1.5metres should be provided to the front of each house.
Gardens: Large areas of lawn should be avoided and tree and shrub planting considered
instead. The garden should be considered as a productive element of rural living e.g. for
growing vegetables. Linking a dwelling with its surrounding landscape is an important aspect
in the layout of a new development in Slane. An effective rural garden layout and design will
ensure that the dwellings and natural features compliment each other. Suburban layouts
should be avoided e.g. hard kerbing.
Outbuildings & Garages: Outbuildings such as garages, gas and oil tanks and storage
sheds should be designed to compliment houses and should be part of an overall scheme
rather than an afterthought. They should be used to create a sense of enclosure and to help

348

Volume 5

Slane Written Statement

define spaces. The position of these structures should be considered at the outset of the
design process.
Porches: Porches should be kept simple with fussy and over ornamental pseudo classical
porches avoided. Porch design should be consistent with the design of the house. Porches
should project from the building by at least as much as they span. Open porches are
preferable to enclosed ones.
Extensions: Proposed extensions to buildings and boundary features such as front, rear and
sidewalls, should use matching materials in a style to complement the original building and
adjacent boundaries. The total energy used in development should be minimised as far as
possible to encourage sustainable development practices in line with government initiatives
and current legislation. This should encourage the use of locally sourced, ‘environmentally
friendly’ and energy efficient materials for construction as well as minimise running costs.
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Stam ullen W ritten Statem ent
Settlement
Position in Settlement Hierarchy
Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities
Natura 2000 sites
SFRA

Stamullen
Small Town – local commuter town
situated close to larger centres.
Level 4 retail centre
3,130
267
80 No. Units
National School
1 no. Church, Sports Ground, 1 no.
Community Hall.
None
within
the
development
boundary
SFRA carried out in accordance with
recommendations of Strategic Flood
Risk Assessment carried out as part of
the County Development Plan 2013 2019. Flood Zones A & B identified.

Goal

To create a place where people want to live and work, now and in the future; a
village designed and planned to meet the diverse needs of existing and future
residents, which is sensitive to and responds to its environment, contributes to a
high quality of life, is safe and inclusive and offers access to good services for all.

01 Village Context

Stamullen is designated as a Small Town within the County Development Plan 2013-2019 and
is situated within the Slane Electoral Area, to the north east of County Meath. The settlement
is located approximately 13 kilometres to the south of Drogheda and is situated close to the
M1 Dublin Belfast motorway and the R132 (former N1) regional route. Stamullen is located
directly adjacent to the county boundary of Fingal with the River Delvin forming the
boundary.
The population of Stamullen has grown from a population of 779 in 2002 to 3,130 in 2011, a
population increase of 302%. The village developed largely as a commuter/ dormitory centre
due to its strategic location adjacent to the Dublin Metropolitan Area with good road and rail
access present. Whilst Small Town locations are not the focus for significant levels of new
housing in the Core Strategy of Volume I of this County Development Plan, it is considered
that Stamullen could play a more important economic role in the future.
Having regard to the foregoing future development needs to be consolidated and growth
directed to appropriate locations within the village envelope. The village should grow in a
more sustainable manner than that experienced over the last decade. The statutory land use
framework for Stamullen promotes the future development of the village in a co-ordinated,
planned and sustainable manner in order to conserve and enhance the established natural
and historical amenities of the village and its intrinsic character.
In order to facilitate the delivery of the vision for Stamullen, land use, movement and access
and natural and built heritage strategies have been identified. The land use strategy for
Stamullen seeks to accommodate more modest levels of population growth in accordance
with the levels of growth provided for in Table 2.4 (Core Strategy) of the County
Development Plan and to provide for ‘distinctive quality driven residential development and
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essential local commercial and community facilities’. In addition, the land use strategy seeks
to provide employment opportunities for expanding the employment base of the village and
to ensure that adequate provision is made for appropriate commercial, community and
educational facilities to serve existing and future residents.

02 Water and Wastewater Services

Stamullen is currently served by the East Meath Regional Water Supply Scheme (RWSS). The
River Boyne at Roughgrange is the main source for the East Meath RWSS. The water is then
treated at Staleen waterworks and is distributed to the Stamullen area via Kiltrough Tower
reservoir. The commissioning of the Dunshaughlin water treatment plant in April 2012 has
reduced the demand on the East Meath Regional Water Supply by c. 500cu.m/day hence
freeing up capacity to help supply this area. Notwithstanding the foregoing and progress
made in relation to water conservation measures, there is limited available capacity in the
scheme and ensuring security of supply to Stamullen is an ongoing challenge. Furthermore,
as centres such as Gormanston, Stamullen and Kentstown are peripheral to the East Meath
WSS, it will require subsequent phases of the scheme before there will be any significant
capacity available. At present, there is no timeframe for such an upgrade.
The Village is currently served by Stamullen waste water treatment plant. This plant has been
designed to cater for a design capacity of 2,300 population equivalent (PE) and there is
currently limited capacity available. Permission was been granted to upgrade the current
capacity to 5,000 PE as part of a residential development. This upgrade would be desirable in
order to facilitate future development in the area.
Whilst the City North Business Campus is connected to the Stamullen Wastewater Treatment
Works, it has its own borehole water supply. This water supply is a private regulated supply
and is included in the Local Authorities database of Private Regulated Water Supplies. The
average daily water consumption within the City North Business Campus is approximately
62.3 m3 per day whilst the stated capacity of the potable water supply is 154 m3 per day.
All development proposals shall be considered in the context of the available waste water and
water supply capacity. It is accepted that the future development of Stamullen and the
realisation of the household allocation from the Core Strategy may not occur until the water
services constraints have been remedied.

03 Land Use

The principal land uses in Stamullen comprise of residential development with limited local
service and employment uses to service the significant local resident population. Residential
development has been outlined in considerable detail in Section 4 whilst commercial and
employment uses have been outlined in Section 5. The form of residential development has
largely taken the form of low density residential estates primarily of conventional detached
and semi detached housing although there are instances of townhouses present. This has
caused the village to sprawl northwards from its traditional core with limited permeability
through these developments which would link the Silverstream and Cockhill Roads.
New residential development has not been accompanied by the provision of the necessary
employment and community facilities required to serve this growing community and while a
relatively large number of commercial units have been built, some remain vacant within the
newer commercial development on the site of the former Tayto factory. The village currently
supports a limited range of retail and commercial uses such as a convenience store, a
hairdressers, barbers, veterinary surgery, pharmacy, video store and restaurant. It is unlikely
that the larger convenience multiples will develop a presence in Stamullen due to its
proximity to Balbriggan. The existing mixed residential and business use zoning at the village
centre will provide additional street frontage at this location improving upon the current
public realm within the village core. The expansion of the St. Patrick’s National School and
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the relocation of the St. Patrick’s GAA club and community centre to the Cockhill Road
provide a community focus in Stamullen.
There is a need to create additional employment within Stamullen in order to reduce the level
of commuting from the village and provide for a more sustainable community. The land use
zoning objective for the lands to the north east of the village adjacent to the M1 Motorway
seeks to provide for industrial and employment related uses and are sufficient to cater for the
projected population levels over the life of the County Development Plan. It is essential that
connectivity from City North Business Park to Stamullen is improved over the course of this
Development Plan. The expansion of the range of services at St. Claires is also welcomed and
provides employment opportunities locally.

04 Residential Development

Stamullen has experienced significant residential growth in recent years as a result of its
location within close proximity to the Greater Dublin Area. Residential development consists
mainly in the form of suburban semi detached and detached dwellings within large housing
estates. Development has occurred largely to the north of the Village centre off the
Silverstream road (Glasheen & Kilbreck housing developments) and Cockhill road (The
Orchard, Gracemeadow and Forgehill housing developments), although a medium sized
housing estate has also been developed at the eastern edge of the development boundary on
the Gormanston road (The Grange).
Initially, development within the village occurred within the core around the church extending
in a linear form along the approach roads to the village. However significant development
pressure has resulted in development extending to the north of the former core. Pedestrian
connectivity from these newer developments to the village core, sporting facilities and local
school is poor and has resulted in a greater dependence on the private car for access to
essential services that are desirable. This Development Framework will endeavour to improve
accessibility to these developments and any future development within the village in terms of
pedestrian / cycle linkages.
The Core Strategy of this County Plan seeks to permit a more moderate rate of residential
expansion within the village over the Plan period than has been experienced in the recent
past. Future development and growth will need to take account of the village’s ability to grow
in a more sustainable manner without causing unacceptable impacts upon the surrounding
environment. This Development Framework endeavours to facilitate the continued growth of
well designed, sustainable new residential communities, which are integrated with the
existing village’s built environment in order to promote the efficient use of land and of
energy, to reduce pressure for one-off housing on rural lands, to minimise unnecessary
transport demand, encourage walking and cycling and to enhance the existing built
environment; and to enhance the character of Stamullen and make provision for future
community infrastructure for the village.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 80 no. units to Stamullen over the 2013-2019 period. There are 267 no.
committed units that relate to a major residential development which was permitted in 2011
for a 10 year duration. This relates to the redevelopment of the former St. Patrick’s GFC lands
adjoining The Grange housing development on the Gormanston Road.
The average density set down for Stamullen in the County Development Plan is 25 units per
hectare. In this context, there is a requirement for approximately 3.2 hectares of residential
land to be identified to satisfy this allocation. Residential lands will be delivered on a phased
basis as illustrated on the land use zoning objective map. The lands directly adjacent to the
Grange housing development on the Gormanston Road have been identified as Phase 1 (3.0
hectares). It is considered that the release of these lands will assist in delivering the essential
road connection from Stamullen through City North Business Park and connect to the M1 via
Junction 7. This has been identified as the primary objective of this Development Framework.
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It is also considered that lands identified for B1 “Village centre” land use zoning objective
located to the north east of the village may also deliver a small number of residential units in
order to provide a mix of housing types for future residents. The Planning Authority is
satisfied that sufficient lands have been identified within Phase 1 of the Order of Priority to
accommodate the household allocation of 80 units. It is noted that there are also large areas
of land which are zoned for A1 “Existing Residential” land use zoning objective to the rear of
existing properties onto the Stadalt Road. These sites are effectively landlocked with limited
opportunities available to access same or access through existing established residential
development which is likely to create significant levels of opposition. These parcels of land
have remained undeveloped despite lands all around the sites being developed. These sites
are both central to the village core and their development would be supported by the
Planning Authority. The Planning Authority shall continue to monitor same.
It was considered that the other sites which were previously identified for residential
development in the 2005 East Meath Local Area Plan were considered less favourable on the
basis of applying the sequential approach from the village centre outwards. All other
remaining lands are identified as Residential Phase II (Post 2019) and are not intended for
release within the life of this County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05 Commercial, Economic and Retail Uses

As stated in Volume I of the County Development Plan, the Regional Planning Guidelines for
the Greater Dublin Area recognise the Dublin-Belfast Economic Corridor as it passes through
the region, in addition to the identified Primary and Secondary Economic Growth Towns. The
“Mid East Regional Authority Economic Development Strategy” (December 2009) which is
appended to the Regional Planning Guidelines for the Greater Dublin Area recognises the
imbalance in the Mid-East Region between existing residential development and the limited
level of economic development being provided. The Strategy advocates the designation of
Stamullen as a Secondary Economic Hub, predicated upon the development of the deepwater
port and would further support the clustering of a wide range of economic activities
leveraging on the existing economic base. This in turn supports the conclusions drawn by
Indecon International Economic Consultants who prepared an “Economic Development
Strategy for the M1 Economic Corridor” for the period 2010 – 2022 on behalf of Meath, Fingal
& Louth Local Authorities. The resultant strategy also identified the Stamullen / Gormanston
area as being suitable for creating an employment hub serving the wider East Meath area.
Any change in the status of Stamullen to accommodate an expanded economic role in the
regional hierarchy will be advanced through future reviews of the Regional Planning
Guidelines.
Volume I of the County Development Plan also details the proposal to develop a world class
deepwater port, logistics centre and business park at Gormanston, County Meath. Meath
County Council is committed to the development of a deep water port and associated
landside activities in East Meath. In the event that the deep water port proceeds at a location
close to Stamullen, the scale of lands identified for employment generating uses in Stamullen
may need to be reconsidered during the life of this Development Plan.
Stamullen is identified as a Local Employment Centre serving the wider East Meath area in
Table 4.2: Hierarchy of Economic Centres and Targeted Sectors (County Development Plan
2013 – 2019 Volume I refer). The role of such centres is to provide for the employment
needs of local hinterlands. It is indicated that serviced industrial sites and incubator units
should be available within these centres. Logistics, distribution & supply chain management,
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manufacturing and potential port related activities are the specific sectors to be targeted in
Stamullen.
The Planning Authority has previously identified a large parcel of land adjacent to the City
North Hotel to the north east of the village for employment and industrial uses. A Framework
Plan was prepared and agreed with the Planning Authority in June 2007. Planning permission
has been granted for a total of 12 industrial units within this area since 2007 although not all
of the units have been completed and there are notable vacancy rates within the completed
units. The Planning Authority estimates that excluding the developed roads infrastructure, the
extent of lands which have been developed to date are 5.3 hectares with a further 5.1
hectares having the benefit of planning permission. The remaining lands within this area
which had the benefit of an employment generating land use zoning objective in the East
Meath Local Area Plan extended to 33 hectares.
The Planning Authority is required to undertake a critical assessment of the continued
appropriateness of the nature, location and quantum of industrial and employment
generating land use in individual development centres across the county. Stamullen is one
such settlement included (ED OBJ 2 refers). Notwithstanding the possible evolution of the
economic role of Stamullen in future iterations of the Regional Planning Guidelines, at
present, it is a Small Town. Therefore, there is no stated need to retain this extent of
employment generating lands as being available for development within the life of this
Development Plan. For comparison, the Planning Authority has retained 8.7 hectares of lands
in Enfield which is a similar category of settlement and has a comparable population.
It is considered logical to use the existing and proposed roads infrastructure to determine the
lands included in an Order of Priority (Phase I and Phase II). An area of 19.1 hectares is
proposed for Phase I north of the proposed east – west Local Distributor Road with the
remaining 13.8 hectares identified in Phase II. These lands will be developed in accordance
with an approved Framework Plan as per LU OBJ 2 which shall adhere to the land use zoning
objective for the subject lands. It shall also be an objective to include the lands between the
M1 Motorway and the proposed Local Distributor Road to the Gormanston road (L-1617-8)
having regard to the permitted development for a petrol station and the objective to deliver
this roadway. There is no extant permission on the lands accessed via the Cockhill Road. The
Cockhill road is currently quite rural in nature and narrow at this point thus requiring a
significant level of widening and junction improvements to realise this objective.
Stamullen is identified as a Level 4 Retail Centre in the County Retail Hierarchy. Commercial
facilities in the village are varied and include but are not limited to a Centra convenience
shop, a public house, hairdressers’ salon, restaurant, butchers, estate agents and a
pharmacy. Recent commercial development within this village has occurred in a consolidated
manner within the village core in the form of two and three storey buildings. It is noted that a
number of the units in these new buildings are vacant at present and there are a number of
infill sites to both the east and west of the village core also identified for B1 “Village centre”
land use zoning objective. Having regard to the quantum of commercially zoned land
presently undeveloped within and directly adjacent to the village centre, it is considered that
there is sufficient land for these purposes identified for the life of the County Development
Plan and beyond.

06 Community Facilities & Open Spaces

Current community facilities in Stamullen consist of the church, community hall, GAA
grounds, pharmacy and national school. St. Patrick’s National School is located on the Cockhill
Road. It comprises of the original school (Scoil Bán) which was built in 1954 and
subsequently extended and the new Rainbow school which was opened in 2008. The National
school provides 19 classrooms on a full school campus, split between the old and new school
buildings. St. Patricks GAA club have relocated from their original location (Whyte Park) off
the Gormanston Road to their new expanded facility on the Cockhill Road immediately
adjoining the National School. The new facility boasts 3 no. playing pitches and an all
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weather pitch, community sports complex with attached covered grandstand consisting of
community sports hall and changing facilities, community activity and meeting rooms.
Meath County Council will support the expansion of these facilities as necessary to serve the
existing and additional population in the area. Additional land has been zoned around the
national school to allow for the extension of the school in the future.
Stadalt House is a Protected Structure located to the south west of Stamullen on the Stadalt
Road. Stadalt House is situate as part of a 23 hectare site which has mature gardens and
extends from the Stadalt Road to the Delvin River to the rear (south) of the site. The
property was most recently used as a nursing home (St. Claire’s Nursing Home). St. Claire’s
has now been developed into a contemporary Physical Sensory and Intellectual Disability
facility offering a residential service for adults with a primary intellectual
(mild/moderate/severe) or cognitive disability. The service has a Multi-Disciplinary Team and
therefore can accommodate the needs of people with additional conditions such as Autism,
Epilepsy, Dementia and/or mental health difficulties. A new single storey 32 bed residential
care unit was constructed in 2006. The evolution of use of this property and grounds
continues with a more recent grant of planning permission permitting an acquired brain injury
residential care unit, 4 no. additional residential care units, a resource centre, training
complex and auditorium with shop and café. A specific objective which seeks to facilitate the
continued operation and expansion of this facility is provided as part of this Development
Framework.
The Delvin River passes through Stamullen. This feature has the potential to act as an
amenity space for the village and there is a specific objective to develop a walkway as part of
this Development Framework. A further parcel of land has been identified for the provision of
open space and / or a recreational facility to the east of the development boundary adjacent
to the M1 corridor in accordance with objective LU OBJ 1.
It will be an objective of this Development Framework to identify and facilitate the provision
of open spaces within Stamullen as part of any new development.

07 Urban Design

Stamullen has experienced a rapid expansion over the past decade growing from 779 persons
in 2002 to 3,130 in 2011. This population has been accommodated in large residential
developments located essentially between the Silverstream Road to the west and the Cockhill
Road to the east, north of the traditional village core centred on the existing and former
churches. While this new housing stock in Stamullen may be considered to be generally of a
good quality, the suburban layouts form poor linkages and lack permeability, and
consequently the resultant urban structure is weak. This approach to residential development
creates segregation between the housing estates, community facilities, schools and
commercial developments. In addition the new developments, in many instances, fail to
provide a sense of place and identity.
Under this Development Framework it is proposed to utilise a framework plan approach in
seeking to achieve quality developments in terms of, inter alia, architectural intent, urban
design, structure and permeability. The development of the site identified for Phase I
residential will require the preparation of approved framework plans and subsequent planning
applications in this area will be required to adhere to the approved plan. It is considered that
the preparation of a framework plan will lead to a more integrated approach to urban
planning in Stamullen and should provide newer developments with a sense of place and
identity.
The use of framework plans will not be confined to residentially zoned lands; framework
plans will also be sought for lands intended for other land uses such as the industrial lands to
the north east of the development boundary.
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This Development Framework aims to promote the development of a high quality, well
designed, well landscaped and appropriately scaled environment that is in keeping with the
existing character, amenity, environment, heritage and landscape of the village. The design
of new development should be responsive to its contextual surroundings and interact
appropriately between settlement and landscape always aiming to enrich the existing
qualities of the village. High quality design, appropriate use of materials and quality layout
will be essential in order to ensure that new development contributes positively to Stamullen
and helps to create an attractive and sustainable settlement.

08 Heritage

There are 5 structures in Stamullen included on the Record of Protected Structures attached
to the County Development Plan which include Stadalt House (reference MH034 102) and the
Catholic Church (reference MH034 104).
There are also a number of archaeological monuments in the village environs which include
an Ecclesiastical Enclosure (SMRS Ref: ME02305), Hut Site (SMRS Ref: ME02304) and a
church in the centre of the village (SMRS Ref: ME01584). It is an objective to preserve and
protect these features.
There are no Candidate Special Conservation Areas (c.SAC), Special Protection Areas (SPA) or
proposed Natural Heritage Areas (pNHA) within the development boundary of Stamullen.
Stamullen contains several mature and attractive trees which define the landscape setting of
the village and are identified to be protected within the land use zoning objectives map of
this Development Framework. The natural and built heritage strategy seeks to ensure that a
green edge is established surrounding the built up area of Stamullen and that the visual
impact of new development is ameliorated by landscaping proposals to repair and enhance
the landscape structure of the village. These proposals shall include objectives for existing
and new boundary treatments.
This Development Framework seeks to protect and enhance the existing built and natural
heritage of the village and will seek to ensure that all Government Guidelines are adhered to
when considering new forms of development.

09 Movement & Access

Stamullen is situated immediately west of the M1 Motorway approximately 40 Kilometres
north of Dublin. Although the village is served by Junction 7 of the M1 Motorway, it is quite a
circuitous route to the village via the former N1 (R132) and is approximately 5.5 km in
distance. The levels of local employment opportunities are quite limited notwithstanding the
adjoining City North Business Campus and as a result, there are a large number of
commuters residing in Stamullen who work elsewhere. City North Business Campus and City
North Hotel are not presently connected to the village of Stamullen other than via a heritage
walkway which has been developed by the owners of the hotel. It is presently an unbound
and unlit walkway.
It is an objective of the County Development Plan Volume I to advance the possible
upgrading of M1 Junction 7 to improve its capacity inclusive of the facilitation of vehicular
access to / from Stamullen via the City North Business Campus to the M1 Interchange. The
Development Framework demonstrates an indicative alignment which would provide for such
a connection from Junction 7 to Stamullen. It will be the primary objective of this
Development Framework to advance the realisation of this objective in co-operation with the
National Roads Authority and with any upgrade of the capacity of the junction to facilitate the
development of the adjoining employment lands to be provided for by the developers of said
lands.
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Stamullen is currently served by the train station at Gormanston some 4.5 km distant and is
not served by a local bus service. Indeed, it has been documented that Stamullen is the
largest town in Ireland without a public bus service. A private bus operator does serve the
City North Business Park with a route connecting Drogheda to Dublin city. The Planning
Authority will continue to work with Bus Éireann and private operators to provide daily
services to Stamullen and improve the cycling environment linking Stamullen to the train
station at Gormanston or to the 100 and 101 bus service by Bus Éireann at Gormanston. It is
noted that the Planning Authority have provided a footpath and cycle way between Stamullen
and Gormanston in the recent past.
The transport vision for Stamullen is to ensure that, where necessary, the use of private
vehicles is facilitated in an efficient and equitable manner whilst encouraging the use of more
sustainable modes of transport including pedestrian and cycle movement. In order to achieve
this vision it will be necessary to provide for the improvement in pedestrian and cycle facilities
and traffic movement within the village. The provision of pedestrian and cycle links from
existing residential developments to the village core will be a priority of this Development
Framework.

Strategic Policies
SP 1

To promote the development of Stamullen as a compact settlement with a
pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities necessary to sustain the local community.

SP 2

To protect the character of the village through the provision of appropriate infill
development which has regard to the scale, character, topography and
amenities of the village.
To advance the possible upgrading of M1 Junction 7 to improve its capacity
inclusive of the facilitation of vehicular access to / from Stamullen via the City
North Business Campus to the M1 Interchange in co-operation with the National
Roads Authority. Any upgrade of the capacity of the junction to facilitate the
development of the adjoining employment lands shall be provided for by the
developers of said lands at the developer’s expense or as may otherwise be
agreed with the Council and/or NRA.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

SP 4

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned
Land Requirements in Volume I of this County Development Plan and are
available for residential development within the life of this Development Plan.

SP 5

ii) The lands identified with an A2 “New Residential” land use zoning objective
but qualified as “Residential Phase II (Post 2019)” are not available for
residential development within the life of this Development Plan.
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for
development when all of the Phase I lands have been developed or being
developed (i.e. permission granted and development substantially completed)
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and may be available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.

Policies
Water and Wastewater Services
WWS POL

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the town within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity
of the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.

Flood Risk
FR POL 1

To manage flood risk and development in Stamullen in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the village envelop is at potential risk of
flooding (A1 “Existing Residential”, B1 “Village Centre” & G1 “Community
Infrastructure” land use zoning objectives refer) as identified on the land
use zoning objectives map, any significant extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

FR POL 3

Any Flood Risk Assessment carried out to accompany a planning application
within the village envelop shall include consideration of culvert blockage
when assessing the site specific risk and recommendation for design details.
The recommendations of the Fingal East Meath Flood Risk Assessment and
Management Study (FEM FRAMS) shall be considered in this regard.

Commercial, Economic and Retail Uses
CER POL 1

To consolidate the central area of the village for commercial uses.

CER POL 2

To maintain and improve the vitality and viability of Stamullen’s Village
Centre area as the focus of all commercial and retail activity, in order to
ensure both a mixture and variety of local shopping to serve the shopping
needs of the local community.
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Community Facilities and Open Spaces
CF POL 1

To protect the sites of existing facilities and support their further development
and expansion.

CF POL 2

To facilitate the provision of a new Health Centre on appropriately zoned
lands.

CF POL 3

To provide playground facilities in Stamullen on appropriately zoned lands.

Urban Design
UD POL 1

To preserve the character of the Main Street by requiring that the height,
scale, and design of any proposed development on the street frontage
complements the character of the village and does not diminish its
distinctiveness of place.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

UD POL 3

To enhance landmark/focal points in Stamullen by redeveloping neglected
sites and obsolete areas.

UD POL 4

To improve street finishes, footpaths and the public domain.

Movement and Access
MA POL 1

To continue to improve linkages between Stamullen and Gormanston.

MA POL 2

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 3

To require screened parking in the village centre.

MA POL 4

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

MA POL 5

To provide for an integrated network of cycle ways throughout the village
where considered appropriate in order to promote more sustainable modes of
transportation.

MA POL 6

To require noise mitigation measures to be implemented in any future
planning applications within zones of influence of national roads or planned
new national roads.

MA POL 7

To co-operate with relevant transport bodies and authorities to develop a
regular bus service to Stamullen which would improve the range of public
transport services available to the significant resident population.
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Strategic Development Objective
SO OBJ

To develop a strong local economy by continuing to encourage the role of
Stamullen as a ‘Service Centre’ for the surrounding rural hinterland and
encourage small businesses to set-up within the town by facilitating the
expansion of existing employment uses.

Flood Risk
FR OBJ

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Delvin with particular regard to ensuring that the existing 3 no.
culverts of the river in Stamullen are maintained and kept clear of
obstructions at all times.

Objectives
Land Use
LU OBJ 1

To develop lands identified as Phase I “New Residential” in accordance with
the adopted Framework Plan (October 2007). The areas to which the
Framework Plan applies to this Development Framework have been
identified on the land use zoning objectives maps. The development of
residential land in Phase I shall ensure the delivery of (a) the provision of
safe pedestrian and cyclist access linking the newly developed sports lands
with the village and residential core of Stamullen, (b) the delivery of
vehicular access from the Gormanston Road to the City North Business
Campus to the north through the 3.02 Ha tract of residentially zoned land to
the east of Stamullen village or as otherwise may become available and
deliverable through other lands, (c) the provision of landscaped open space
incorporating a 1 acre community facility on lands identified as F1 “Open
Space” adjoining the M1 Motorway ensuring that the wayleave for the gas
transmission line is protected (d) the delivery of a useable riverside walk
along the River Delvin. The development of the residential lands in Phase I
will require the resolution of the sanitary services constraints in the area, in
particular wastewater constraints. Residential development shall only be
permitted subject to the delivery of the necessary social and physical
infrastructure. Any revision to the existing adopted Framework Plan for these
lands shall be agreed with the Planning Authority in writing and in advance
of lodging any planning application pertaining to these lands.
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LU OBJ 2

To require the preparation of a Framework Plan for the lands identified as a
combination of E2 “General Industry & Employment” and E3 “Warehousing &
Distribution” Phase I and Phase II on the accompanying land use zoning
objectives map. The Framework Plan shall be agreed with the Planning
Authority in writing prior to the submission of any new planning application
which seeks to develop lands for development which have not been the
subject of a previous grant of planning permission. Applications for extension
of duration or revisions to previously approved developments shall be
considered on their merits and shall not require the agreement of a
Framework Plan in advance. The Framework Plan shall have regard to and
be consistent with the range of uses indicated in the County Development
Plan as being appropriate to E2 “General Industry & Employment” Category
3 (Small Towns and Villages) and E3 “Warehousing & Distribution” as
provided for in Volume I of the County Development Plan. The Framework
Plan shall realise MA OBJ 5 which seeks to facilitate vehicular access to/from
the village via City North Business Campus to the M1 Motorway Interchange.
The Framework Plan shall be informed by a revised Traffic Impact
Assessment which shall assess the capacity of the existing configuration of
Junction 7 to cater for the projected traffic volumes with any upgrade of the
capacity of the junction to facilitate the development of the adjoining
employment lands to be provided for by the developers of said lands, or as
may otherwise be agreed with the Council and/or NRA. The National Roads
Authority shall be involved as a stakeholder in the formulation of this agreed
Framework Plan.

LU OBJ 3

To facilitate the operation and expansion of the residential care facility /
acquired brain injury facility at St. Claire’s inclusive of rehabilitation units,
respite units and sheltered housing. The scale of any such further
development within this health care campus shall be determined on the
basis of considerations pertaining to traffic impact, the provision of
necessary water services infrastructure, and the conservation and protection
of the special character and setting of Stadalt House, its associated buildings
and impressive attendant grounds.
All future planning applications lodged with respect to the area of this overall
site which borders the River Delvin identified on the land use zoning
objectives map as having an interface with Flood Risk Zones A & B shall be
accompanied by an appropriately detailed Flood Risk Assessment. The Flood
Risk Assessment shall clearly assess flood risks, management measures and
demonstrate compliance with “The Planning System and Flood Risk
Management Guidelines for Planning Authorities” (November 2009). The
Flood Risk Assessment shall consider the Sequential Approach within the
subject site and would typically involve allocating water compatible
development within Flood Zones A and Zone B. Buildings should be sited at
an appropriate finished floor level, which should be above the 1 in 100 year
flood level, with an allowance for freeboard and climate change.

Heritage
HER OBJ 1

To preserve trees along the northern bank of the Delvin River.

HER OBJ 2

To preserve trees/hedgerow on the northern side of the Main Street
opposite Delvin Court mixed use development
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HER OBJ 3

To preserve trees and woodlands within the lands identified with a G1
“Community Infrastructure” land use zoning objective around Stadalt House
(St. Clare’s Nursing Home).

HER OBJ 4

To preserve trees in the grounds of church ruins.

HER OBJ 5

To have regard to the bio-diversity value of existing
hedgerows in areas that are liable to be developed.

HER OBJ 6

To seek to provide public access to lands which has been identified with an
F1 “Open Space” land use zoning objective.

trees and

Movement and Access
MA OBJ 1

To improve the junction layout at the southern end of the Silverstream Road
with the Stadalt Road.

MA OBJ 2

To setback and realign the road frontage along the Main Street as part of
any redevelopment proposals.

MA OBJ 3

To facilitate the provision of pedestrian linkages from Silverstream Road to
Cockhill Road through established residential areas.

MA OBJ 4

To facilitate the provision of a riverside walk adjacent to the River Delvin.

MA OBJ 5

To facilitate vehicular access to/from the village to commercial and
employment uses on lands identified with an E2 “General Enterprise &
Employment” and E3 “Warehousing & Distribution” land use zoning objective
which would serve, inter alia, Stamullen village and access to the M1
Motorway interchange.

MA OBJ 6

To implement appropriate traffic management
improvement measures throughout the town.

and

environmental
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Sum m erhill W ritten Statem ent
Settlement
Position in Settlement Hierarchy

Natura 2000 sites/Natural Heritage
Areas (NHA)

Summerhill
Village - Local centre for services and
local enterprise development
Fourth tier retail centre
832
14 No. committed units
120 No. Units
National School (located
outside
village)
A church, Community centre and
Summerhill GAA grounds.
No Natura 2000 sites within the
village.

Strategic
(SFRA)

No SFRA required. No lands within
Flood zone A or B.

Position in Retail Strategy
Population (2011) Census
Committed Housing Units (Not built)
Household Allocation (Core Strategy)
Education
Community Facilities

Flood

Risk

Assessment

Goal

To make a positive contribution to the development of Summerhill Village by the
consolidation and strengthening of the defined and attractive Village Centre,
recognising the importance of conserving and enhancing the quality of the
Village’s built and natural environment, while catering for the needs of all sections
of the local community.

01

Village Context

Summerhill is located near the south central part of County Meath some 38km west of Dublin
city centre. It lies 10km south of Trim and 12km north of Kilcock. Summerhill, designated as
a Village in the County Settlement Hierarchy, essentially provides local services for a generally
rural hinterland. The considerable amenity and heritage qualities of Summerhill are largely
derived from the quality of the central area of the village. The narrow central green area
framed by buildings with diverse styles together with its alignment to the entrance of the
former Summerhill Demesne, creates an attractive and imposing environment. The character
of Summerhill is also enhanced by the presence of significant stands of deciduous trees.
The statutory land use framework for Summerhill endeavours to maintain and add to a built
environment that is both attractive and distinctive, and which creates a unique sense of place
for those who both live and work within, as well as those who visit, the village. This will be
achieved through the sensitive treatment of infill development and the conservation of
important or key buildings particularly those of Georgian origin on the eastern side of the
Main Street.
The provision of a compact and vibrant village centre is essential if Summerhill is to cater for
its current and future population needs in a sustainable manner. The consolidation of the
village will be enhanced through appropriate street finishes, footpaths, green spaces and the
public domain generally and the redevelopment of key neglected sites and obsolete areas.
The household allocation contained in the Core Strategy of this Plan provides for an extension
befitting the village’s position in the county settlement hierarchy. This land use framework
provides that new land-use zonings are closely linked to, and integrated with, the existing
village, thereby encouraging more sustainable modes of transportation such as walking and
cycling. Furthermore, it promotes the future development of the village in a co-ordinated,
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planned and sustainable manner in order to conserve and enhance the established natural
and historical amenities of the village and its intrinsic character.

02

Water and Wastewater Services

The village is currently served by Summerhill waste water treatment plant located to the
northeast of the village outside the development boundary, which is designed to cater for a
design capacity of 3,000 population equivalent (PE). There remains 1,500 PE available in the
waste water treatment plant, noting the extant permissions.
Water supply for the village is obtained from the Trim water treatment plant which also
services the town of Trim and Rathmolyon village as well as a significant rural catchment
area. The remaining PE for the entire catchment is 8,000. Future development proposals will
be considered in this context.

03

Land Use

04

Residential Development

The land use pattern evident in Summerhill typifies other villages in the County which have
undergone significant residential expansion during the Celtic Tiger years, a relatively compact
and limited village core with residential developments located off the radial routes to the
village centre. Access to backlands within the village core (identified as B1 “Village Centre”
land use zoning objective) should be conserved. There are a number of residential units on
either side of the village green which have been predominantly retained in residential use.
Whilst it is accepted that most Irish towns and villages are characterised by residential
uses fronting onto a main street, a level of commercial activity is also required to make
villages viable. In order to ensure that such possibilities can be realised, the level of
residential versus commercial use should be monitored where “living over the shop” schemes
should be promoted to ensure a non-residential ground floor use. Relaxation of
development standards may be considered where appropriate backland development can
provide alternative residential accommodation to secure on-street commercial activity.

Summerhill has been the subject of a moderate increase in the extent of residential
development in recent years, specifically the construction of medium scale residential
development projects. The level of increase has been affected by the availability of water
services during the Celtic Tiger years. This growth is evidenced by the population increase
between 1996 and 2011 from 502 to 832, an increase of some 66% over this 15 year period.
The Core Strategy of the County Development Plan seeks to limit the further expansion of the
village at a rate reflective of the villages’ position in the County Settlement Hierarchy. Further
development and growth will also need to take account of the village’s ability to grow in a
sustainable manner without causing unacceptable impacts upon the surrounding
environment. This policy framework endeavours to facilitate the continued growth of well
designed, sustainable new residential communities, which are integrated with the existing
village’s built environment.
The Core Strategy of the County Development Plan (Table 2.4 refers) provides a housing
allocation of 120 no. units to Summerhill over the 2013-2019 period. There are 14 no.
committed units that relate to two planning applications which are not due to expire until
2014. 1 The Planning Authority notes the extant planning permission for 14 no. units, 13 of
which are located centrally within the village and this is favourable in consolidating the from
of the village.
The average density set down for Summerhill in the County Development Plan is 20 units per
hectare. In this context, there is a requirement for 6 hectares of residential land to satisfy this
1

It is noted that the corresponding figure in Table 2.4 of Volume I of the County Development Plan is
82. However in the intervening period, planning permission for 68 of these units has since expired
(TA50246 - 65 houses & TA70065 -3 houses refer)
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allocation. The Planning Authority is satisfied that sufficient lands have been identified within
Phase 1 of the order of priority to accommodate the household allocation of 120 units.
The areas identified to accommodate the 120 no. residential units provided under Table 2.4
of the Core Strategy comprise of 3.5 hectares along the Kilcock Road adjoining the entrance
to the Industrial Estate noting that these were the sites whose planning permission has
recently expired, the remainder of the Local Authority landbank within Cherry Court (0.75
hectares) and the roadside frontage of the available site off the Agher Road opposite
Castlelawns. The total amount of lands identified for residential development extend to 6.0
hectares and is adequate to accommodate the 120 no. units allocated at a density of 20
residential units per hectare. It was considered that the other sites which were previously
identified for residential development in the 2009 Local Area Plan were considered less
favourable on the basis of applying the sequential approach from the village centre outwards.
All other remaining lands are identified as Residential Phase II (Post 2019) and are not
intended for release within the life of this County Development Plan.
All designers of multiple residential developments within the Plan boundary are requested to
submit a Design Statement to the Planning Authority with their planning applications in
accordance with the requirements of Section 11.2 Residential Development of Volume I. A
Design Statement is an appraisal of the distinctive character of the area adjoining the
proposed development site and must consider how the design and layout of the proposed
development responds to, and preferably enriches that character.

05

Commercial, Economic and Retail Uses

Summerhill is identified as a fourth tier retail centre in the County Retail Hierarchy. It has a
small range of retail services, primarily a local convenience shop, a pharmacy, a petrol
station, hair dresser, post office, café and two public houses. The village would benefit from
having a greater range and variety of such facilities. The existing land identified for B1
“Village Centre” land use zoning objective within the town centre will provide opportunities
for small to medium sized enterprises.
The 2011 Census of Population recorded that 53% of the population aged 15 years and over
resident in Summerhill are at work. The best prospect for the creation of employment locally
lies with the provision of suitably located and serviced employment lands. Summerhill
Enterprise Centre is located to the east of the village. The existing Enterprise Centre
comprises approximately 15 units, 4 of which appear to be currently vacant. An additional
8.19 hectares of employment land was zoned under the 2009 Summerhill Local Area Plan to
the rear of the existing employment lands to accommodate an extension of the existing
enterprise centre and the provision of a bypass of the village linking the Trim – Kilcock
Regional Road, R156. As the continued development of the employment lands is crucial for
the delivery of this by-pass and having regard to the growing population of the village and
household allocation set down in the County Development Plan 2013-2019, it is considered
appropriate to retain the employment lands zoning objective. However, it is considered that
the retention of 4.9 hectares immediately east of the existing Enterprise Centre as Phase I
and the designation of the remainder of the lands (3.3 hectares in extent) as Phase II is
reasonable. It is noted that the by-pass also traverses residential land which is similarly
identified as Phase 2 in the Order of Priority. However, this accords with the proper planning
and sustainable development of the village. This Development Framework has ensured that
sufficient and appropriately located land for town centre uses and employment generating
uses has been identified for the life of the County Development Plan and beyond.

06

Community Facilities and Open Spaces

There are no schools within the development boundary of the village of Summerhill. Dangan
National School is located on the Trim road approximately 620 metres from the development
boundary. Scoil Naisiunta Mhuire is located in Moynalvy which is approximately 3km from
Summerhill. The R.C. Church and Parochial House are also located on the Trim road
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approximately 1.3km from the village. Summerhill Astroturf pitches are located adjacent to
the R.C. Church off the Trim road. The nearest secondary schools are in Longwood and Trim.
Summerhill GAA ground is located within the development boundary to the west of the village
and is accessed through a narrow entrance off the R156 Rathmolyon road. The medical
centre and Third Age centre are located off the access road into the G.A.A grounds. Third
Age is a voluntary, community organisation which aims to empower local communities
throughout Ireland by promoting to best effect the resource its older people represent. It is
noted that a recently granted permission for a medical centre includes provision for Third Age
Foundation facilities. This permission has recently commenced.
Summerhill Community Centre which was officially opened in September 1980 is located
south of the village centre off the Agher road. Summerhill Community Childcare is also
located to the rear of the Community Centre building and tennis courts have been
constructed within the community centre grounds. A playground has been developed to the
west of the Community Centre.
The existing level of civic and community facilities should continue to be monitored to cater
for the village’s needs having regard to the population now resident. In this regard, it is
considered that there is a need to provide additional land for community use within the
village. The 2009 LAP designated a site of 0.34 hectares adjacent to the village centre for
community use. Having regard to the existing population, the potential increase in population
associated with the quantum of residential zoned land over the lifetime of the Plan and the
need to provide community facilities in tandem with new residential development, the
existing site identified for community use has been extended by 0.4 hectares in extent. It is
essential that sufficient community facilities are established, catering for all age groups.
Sufficient lands have been reserved for such infrastructure to accommodate both existing and
proposed future populations.
The village of Summerhill is based on a ‘planned’ layout associated with the development of
the former Summerhill House and Demesne. The distinctive village form comprises a long
wide Main Street with a narrow tree lined green running down the centre. The village green,
laid out c. 1930, is bounded by rubble limestone walls to centre and concrete bollards with
iron chain to north and south ends. It includes a cast-iron water pump to north-west, Celtic
Revival high cross to north end and a medieval cross. Besides the village green, a number of
open spaces within existing housing developments are visible. It is the policy of the Council to
facilitate the improvement and maintenance of these spaces to a very high standard. It is an
objective of the Council to improve and landscape the village green.

6.1

Renaissance Community Plan

The Economic Development Strategy contained in Volume I of the County Development Plan
acknowledges that the proposed Village Renaissance Programme being developed by Meath
Partnership under the Rural Development Programme will further enhance the physical
appearance of a number of towns and villages across the County and is generally welcomed.
The Council will include a policy to work closely with local communities in implementing
village design plans that have been prepared in a public consultation process whilst ensuring
that such plans are consistent with adopted Local Area Plans and development objectives
contained in the County Development Plan.
ED POL 41 seeks to facilitate and support the implementation of Village Design Plans and
other community led projects to enhance village environments that have been prepared
through a public consultation process whilst ensuring that such plans are consistent with
adopted Local Area Plans for such centres and town/village development objectives contained
in the County Development Plan.
A Community Plan for Summerhill has been prepared by Meath Partnership in January 2013.
The Development Framework for Summerhill is supportive of the proposals contained in the
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Village Plan as they relate to the development boundary of same. The projects which have
been identified as “highest priority projects” in the Community Plan are complementary to the
land use strategy put forward in this Development Framework.

07

Urban Design

The village of Summerhill is based on a classical layout associated with the development of
the former Summerhill House and Demesne to the south of the village. Built in the 1730’s by
Hercules Langford Rowley, the house was twice burnt in the 19th and 20th century and was
finally demolished in 1970. The entrance and tree-lined avenue are reminders of the
demesne and act as a focal point within the village of Summerhill. The axis of mature trees
within the demesne is continued by the buildings to either side of the village green.
The green is framed by townhouses of varying architectural styles and together with the
alignment of the main axis of the village to Summerhill Demesne; this has created a village
character of a very high quality. The stands of deciduous trees also contribute to the special
character of the village. The existing three-storey Georgian houses and single-storey estate
cottages date to the late 18th and 19th century and add significantly to the character of the
village. Buildings are for the most part plastered and painted, with slate roofs. Those houses
on the east side are grander Georgian houses and those on the west are smaller scale
Victorian or later workers houses with narrow gardens to the rear. Both terraces open directly
to the footpath with no front gardens or set-backs. A housing estate, Beechcroft, is
connected to the east of the village centre however is relatively isolated in its relationship to
the main space of the village green and is suburban in character.
A substantial amount of the village centre is located within an Architectural Conservation Area
(ACA) and this recognises the special significance of the built heritage which characterises
Summerhill. The ACA includes the estate village and its central green, the entrance to
Summerhill House to the south of the green and the narrowing into the Trim Road to the
north of the village. Care must be taken with regard to any future proposals in this area. The
prevailing building materials within the ACA are limestone, in exposed random rubble and
rock-cut form and painted plaster applied to facades and chimneys. Timber was originally
used for windows and doors and as such forms standard elements of the archetypal shopfronts. Some buildings within the ACA retain their natural slate roofs which add to the visual
richness of the area.
Information on ACAs is set down in section 9.6.12 of this County Development Plan. Further
information on Summerhill ACA is detailed in the Character Statement which is available on
the Council’s website (www.meathcoco.ie). The best method of conserving historic buildings
is to keep them in active use. While a degree of compromise will be required in adapting a
protected structure to meet the requirements of modern living, it is important that its special
interest is not damaged.
Infill and new proposals must offer high quality designs. The rooflines and elevations of new
buildings should be sympathetic to traditional proportions and established patterns of roof
pitch within the streetscape. Materials should also be traditional to the local area where
appropriate and high quality finishes shall be insisted upon. The reversal of previous
inappropriate alterations will also be encouraged. Contemporary design will be considered on
a case by case basis and shall be analysed in the context of a particular site. Re-development
of backland areas must be appropriate in character and scale with the village. Plot widths
should respect established properties and a co-ordinated approach, should be employed to
maximise the benefit of a single access. Section 11.1.7 and the Meath Rural Design Guide set
down in this County Development Plan deals with Urban Design and Architectural Features. It
would be desirable to prepare an urban design framework for the village.
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Heritage

The village green is framed by townhouses of varying architectural styles and together with
the alignment of the main axis of the village to Summerhill Demesne; this has created a
village character of a very high quality. Trees on the village green and the avenue and
environs of Summerhill Demesne contribute to this special character. The ‘Old Post Office’
building located on Elm Grove, opposite the demesne wall and close to the village green has
been unoccupied since 2008 and has fallen into disrepair however it has recently been sold
which would indicate it may be renovated in the near future. This building is a Protected
Structure. There are a number of other buildings and structures of historical significance
within Summerhill. The village has eight structures included in the Record of Protected
Structures (RPS). The continued protection of the built heritage of Summerhill is intrinsic to
the sustained success and viability of the village itself.
Summerhill has two items on the Record of Monuments and Places (RMP) which are identified
on the land use zoning objectives map as an ‘Area of Archaeological Interest’. The Recorded
Monuments are an Armorial plaque, reference ME043-02002 and a Cross, reference ME043020001 which are both located in the village green. Although the village and the surrounding
environs hold environmental assets, none are designated at international level; the village
does not contain nor is it adjacent to any Natura 2000 sites. A tree survey carried out in May
2008 in the village, has identified trees and hedgerows, which are of biodiversity value. It is
an objective of the Council to seek the implementation of the actions recommended in the
tree survey. Furthermore, a number of trees and hedgerows have been identified on the land
use zoning objectives map for protection. The protection of the natural environment of
Summerhill is fundamental to the success of this Development Framework, as it provides the
village with its own unique identity and amenity background. Therefore it is vital to achieve
the correct balance between protection of the natural environment and the future
development of the village.

09

Movement & Access

The underlying movement strategy for the village aims to ensure that:
•
•
•
•
•

The development of the area creates movement along looped routes so that internal
village movement can take place independently of the Main Street, which carries most of
the through traffic.
Public transport accessibility is maximised.
Pedestrian and cycle movement is encouraged to keep vehicular traffic to a minimum.
Streets are designed to encourage pedestrian activity to make going outside a safe and
pleasant experience.
All vehicular roads are designed in a manner that incorporates passive calming of traffic.

The dominance of traffic and lack of pedestrian facilities undermine the character of the
village centre. The main conflict arises at the Main Street and at the intersection of the R156
(Rathmolyon road) and the R158 (Trim road). This is added to by casual parking on the Main
Street itself. It is important, therefore, to manage vehicular traffic passing through the village
and to provide safe crossing facilities for pedestrians and cyclists. The R156 has been
improved both north and south of Summerhill. It is an objective of this plan to facilitate a bypass connecting the R156 which is to be delivered in conjunction with the employment lands
and longer term the Phase 2 residential lands located north of the village.
The development of public transport bus links is critical to ensure a better modal split in
favour of public transport away from the private motor vehicle. A rail service is available from
Kilcock and Enfield. It would be beneficial to have a scheduled bus service to the railway
station in Kilcock which is approximately 11km from the village. Furthermore, it is essential
that a village the size of Summerhill maintains good transportation links to surrounding urban
areas, such as Trim, in order to attract future population and potential business opportunities.
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Strategic Policies
SP 1

To promote the future development of the village as a compact settlement with
a pedestrian friendly environment, a legible and coherent physical form, and a
variety of land uses and amenities.

SP 2

To protect the unique character of the village through the provision of
appropriate infill development which has regard to the scale, character,
topography and amenities of the town.
To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:

SP 3

i) The lands identified with an A2 “New Residential” land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.

SP 4

ii) The lands identified with an A2 “New Residential” land use zoning objective but
qualified as “Residential Phase II (Post 2019)” are not available for residential
development within the life of this Development Plan
To operate an Order of Priority for release of lands identified for E2 “General
Enterprise & Employment” in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 “General Enterprise & Employment” land use
zoning objective but qualified as “Phase II” will only be available for development
when all of the Phase I lands have been developed or being developed (i.e.
permission granted and development substantially completed) and may be
available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard.

Policies
Water and Wastewater Services
WWS POL 1

To endeavour to maintain and provide adequate potable water and
wastewater treatment infrastructure that is sufficient to meet the
development needs of the village within this Plan period. However, the
Council acknowledges that there are significant constraints on the capacity
of the existing infrastructure and may consider restricting development in
circumstances where such infrastructure is inadequate.

WWS POL 2

To reserve c a p a c i t y i n w a t e r s e r v i c e s infrastructure to facilitate
employment creation and community development in Summerhill.

Flood Risk
FR POL

To manage flood risk and development in Summerhill in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.
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Commercial, Economic and Retail Uses
CER POL 1

To support the development of the lands identified for E2 land use zoning
objective (Phase 1) in the Order of Priority for employment creation
purposes.

CER POL 2

To consolidate the central area of the village for commercial uses.

CER POL 3

To maintain
Centre area
ensure both
needs of the

and improve the vitality and viability of Summerhill’s Village
as the focus of all commercial and retail activity, in order to
a mixture and variety of local shopping to serve the shopping
local community.

Community Facilities and Open Spaces
CF POL 1

To support the provision and even distribution of a range of social
infrastructure facilities to meet the needs of Summerhill in liaison with other
statutory, voluntary, and community groups.

CF POL 2

To protect the sites of existing facilities and support their further development
and expansion.

CF POL 3

To facilitate the provision of a new 3rd Age Centre.

Renaissance Community Plan
REN POL

To facilitate and support the implementation of Summerhill Community Plan
and other community led projects to generally enhance the village whilst
ensuring that the projects which emanate from same are consistent with the
development objectives contained in this Written Statement for the village.

Urban Design
UD POL 1

To preserve the character of the village by requiring that the height,
scale, and design of any proposed development within the village should
complement the character of the village and its open space, and not diminish
its distinctiveness of place.

UD POL 2

To facilitate the creation of an urban environment of quality in a visual sense
with good urban design with appropriate attention to orientation and
landscaping.

UD POL 3

To enhance landmark/focal points in Summerhill by redeveloping neglected
sites and obsolete areas.

UD POL 4

To improve street finishes, footpaths and public domain.

Heritage
HER POL 1

To protect wildlife corridors including rivers, watercourses, trees and hedgerows
within the development envelop.

HER POL 2

To have regard to the bio-diversity value of
hedgerows in areas that are likely to be developed.

existing

trees

and
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Movement and Access
MA POL 1

To require the provision of short-term on-street vehicle parking where
appropriate.

MA POL 2

To require screened parking in the village centre.

MA POL 3

To require the provision of good public lighting standards on all routes and
extension of footpaths and public lighting to the development boundaries on
public roads in association with further development.

Objectives
Land Use
LU OBJ

To require that the lands identified for employment generating purposes
(Phase I) adjoining the existing Summerhill Enterprise Centre shall only be
developed in tandem with the development of the Summerhill Bypass from
the Kilcock road to the Trim road as identified on the land use zoning
objectives map. A similar requirement shall apply to the Phase II lands
should a requirement arise pursuant to SP 4 to release these lands during
the life of this development plan. An alignment for this roadway shall be
agreed with the Roads Authority in writing and the roadway shall be
delivered by the developers of the adjoining employment lands.

Heritage
HER OBJ 1

To protect the following trees and hedgerow within the village as identified
because of their amenity value:
1. Ash (Fraxinus excelsior) tree.
2. Horse chestnut (Aesculus hippocastanum) tree.
3. Sycamore (Acer pseudoplatanus) and Ash (Fraxinus excelsior) trees.
4. Two Beech (Fagus sylvatica) and two Ash (Fraxinus excelsior) trees.
5. Twelve Lime (Tilia spp.) trees.
6. A mixture of Sycamore, Beech and Lime trees.
7. Sessile Oak (Quercus petraea) tree.
8. Beech (Fagus sylvatica) tree.
9. Sycamore (Acer pseudoplatanus) and Ash (Fraxinus excelsior) trees.
10. Row of lime (Tilia spp.) trees.
11. Five Ash (Fraxinus excelsior) trees.
12. Ash Hedgerow.
13. Trees within the village green as follows: Birch (Betula pendula), Thorn
(Crataegus spp.), Ash (Fraxinus excelsior) and Sycamore (Acer
pseudoplatanus).

HER OBJ 2

To seek to implement the actions recommended in the Tree Survey prepared
for Summerhill.

Transportation
MA OBJ 1

Prepare a traffic management scheme for the village.

MA OBJ 2

To reserve and protect free from development the alignment identified on
the land use zoning objectives map to provide a by-pass from the Kilcock
road to the Trim road and onto the Rathmolyon road.
371

Volume 5

Summerhill Written Statement

MA OBJ 3

To identify additional car parking spaces in the centre of the village.

MA OBJ 4

To extend the footpath and cycleway from the centre of Summerhill to the
primary school at Dangan.

MA OBJ 5

To implement appropriate traffic management
improvement measures throughout the town.

and

environmental
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Ashbourne
Strategic Policies
SP 1

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 ‘New Residential’ land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.

SP 2

ii) The lands identified with an A2 ‘New Residential’ land use zoning objective but
qualified as ‘Residential Phase II (Post 2019)’ are not available for residential
development within the life of this Development Plan.
To operate an Order of Priority for release of lands identified for E2 ’General
Enterprise & Employment’ in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 ’General Enterprise & Employment’ land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 ’General Enterprise & Employment’ land use
zoning objective but qualified as ‘Phase II’ will only be available for development
when all of the Phase I lands have been developed or being developed (i.e.
permission granted and development substantially completed) and may be
available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Ashbourne in line with policies WS
29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the development envelop is at potential risk of
flooding (A1 ’Existing Residential’, B1 ’Town Centre’ & G1 ’Community
Infrastructure’ land use zoning objectives refer) as identified on the land use
zoning objectives map, any significant extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

FR POL 3

Any future planning applications lodged with respect to the sites identified on
the land use zoning objectives map as having the benefit of an extant
planning permission in the general Killegland area to the south west of
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Ashbourne shall be accompanied by an appropriately detailed Flood Risk
Assessment. The Flood Risk Assessment shall clearly assess flood risks,
management measures and demonstrate compliance with the “The Planning
System and Flood Risk Management Guidelines for Planning Authorities”
(November 2009). The Flood Risk Assessment shall consider the Sequential
Approach within the subject site and would typically involve allocating water
compatible development within Flood Zones A and Zone B. Buildings should
be sited at an appropriate finished floor level, which should be above the 1 in
100 year flood level, with an allowance for freeboard and climate change.

Objectives
Flood Risk
FR OBJ

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Broadmeadow with particular regard to ensuring that the existing
culverts of the river in Ashbourne are maintained and kept clear of
obstructions at all times and that a defence asset monitoring and
maintenance programme is undertaken.

Land Use
FP OBJ 1

Framework Plan Area 1
This Framework Plan relates to lands at Milltown to the south of Ashbourne
and extends to 19.9 hectares in area. 10.16 hectares is included within Phase
I and a further 9.74 hectares is within Phase II. It is intended that the lands
shall provide a primary school site, lands for recreational purposes and
residential development. The Framework Plan for these lands shall include,
inter alia:









A mix of uses to include educational, residential, playing pitches &
recreational lands shall be provided;
Details of overall site and building layout;
High quality residential development with a mixture of housing types;
A comprehensive landscaping scheme;
A primary school site of 0.77 hectares is to be delivered in
conjunction with the development of the Phase 1 residential land;
Provision of adequate public lighting and footpaths throughout the
lands;
High quality design, finish and layout, and;
Infrastructural requirements including access for vehicle, pedestrians,
cyclists and people with disabilities, car parking and vehicle turning.
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Framework Plan Area 2
This Framework Plan relates to lands at Ashbourne Business Park extending
to 47.4 hectares in area. It is intended that these lands shall provide for light
industrial and industrial office type employment in a high quality campus
environment. The Framework Plan for these lands shall include, inter alia:









FP OBJ 3

A comprehensive landscaping scheme;
Details of overall site and building layout;
Provision of adequate public lighting and footpaths throughout the
lands;
High quality design, finish and layout;
Infrastructural and services requirements including access for
vehicles, pedestrians, cyclists and people with disabilities, car parking
and vehicle turning;
Access via the existing entrance off the L5018 or utilising existing
access points onto the national road network. Access arrangements
shall be determined as part of the Framework Plan;
Provision of a civic amenity facility, and;
Provision of a machinery/storage depot of approximately 0.5
hectares/1 acre (objective ECON DEV OBJ 10 of Ashbourne Local
Area Plan refers).

Framework Plan Area 3
This Framework Plan relates to lands off the N2 and L5018 to the northwest
of the Ashbourne Business Park. These lands extend to 30.46ha in area.
Existing residences have been omitted from this zoning and zoned according
to their current use. A Framework Plan has been prepared by the Planning
Authority in relation to these lands. Any development within this area shall
generally accord with the agreed Framework Plan. Section 4.3 of the Meath
County Development Plan 2013-2019 outlines that a specific local zoning
objective may be applied to lands within a broad zoning category where the
Council is seeking to achieve a special objective. The Framework Plan 2 lands
are identified with an E2, ‘General Enterprise & Employment’ (Category 1)
land use zoning objective. However, these lands represent a unique
opportunity as an extremely well serviced site within the fringe of South
Meath and Metropolitan Dublin. The site is well placed along the route of the
main Eirgrid east/west inter-connector between Woodland, Co. Meath and
Deeside (UK) which offers great opportunities for enterprises that require
guaranteed delivery of power. Furthermore, the site is bisected by both the
Aurora Telcom National Network and An Bord Gáis pipeline providing
excellent fibre based broadband and power connections. The local zoning
objective set down for these lands is as follows: ‘To provide for the

development of data centre facilities and associated related industries set in
open parkland with extensive landscaping, a high architectural standard of
layout and building design’. Employment types other than those strictly

related to data storage shall show a clear process related requirement to
locate in proximity to a data centre. A data centre is a facility used to house
computer systems and associated components, such as telecommunications
and storage systems. It generally includes redundant or backup power
supplies, redundant data communications connections, environmental
controls (e.g. air conditioning, fire suppression) and security devices. Any
revisions to the Framework Plan shall require the prior written agreement of
the Planning Authority.
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Ashbourne Local Area Plan Residential & Employment Land Evaluation

Ashbourne Local Area Plan Residential &
Employment Land Evaluation
1.0 Household Allocation
The Core Strategy contained in Volume 1 of the Meath County Development Plan 2013-2019
allocates 637 no. units (which include 50% headroom) to Ashbourne over the lifetime of the
Plan. Table 1 is an extract from Table 2.4 of the Core Strategy as it relates to Ashbourne.
Table 1: Housing Allocation and Zoned Land Requirements for Ashbourne
Household
Allocation
20132019

Av. Net
Density
Applicable
unit/ha

Quantity of
Residential
Zoned Land
Required

Available
Land
Zoned for
Residential
Use (ha)

Available Land
Zoned for
Mixed Use incl.
Residential
(ha)1

Total
Available
Zoned
Land (ha)

Deficit/
Excess
(ha)

637

35

18.2

39.5

0.3

39.7

21.5

According to Table 2.5 of the County Development Plan, there were 1,356 no. units with
planning permission in Ashbourne at the time of preparation of the Meath County
Development Plan 2013-2019. This is revised downwards slightly to 1,322 no. units in 2013.
It is clear from Table 1 above that there was a significant excess of residential zoned land
contained in the Local Area Plan for Ashbourne as adopted in 2009 in comparison to that now
required to satisfy the household allocation provided for in the Core Strategy. The Ashbourne
Local Area Plan is legally obliged to be consistent with the Meath County Development Plan,
its Core Strategy and with the household projections and population growth contained
therein. In order to do this, an evidence based approach was developed to evaluate the lands
which benefitted from a residential land use zoning objective.

2.0 Residential Land Evaluation
The amended land use zoning objectives map has identified the lands required to
accommodate the household allocation of 637 no. units provided for under the Core Strategy.
It should be noted that there is already headroom included in the household allocations of
50% and thus there is no justification for the release of any additional lands over and above
those specified in Table 4 and illustrated on the land use zoning objectives map for
Ashbourne. The requirement for any further release of residential zoned land in Ashbourne
will be assessed following the making of the next County Development Plan in line with the
population projections contained therein. The sites that were evaluated are detailed in Table
2. The location of these lands is illustrated on the maps in Appendix 2 to Volume 5
(Residential Land Evaluation Maps).
In carrying out the residential land evaluation, a strong emphasis was placed on a sequential
approach to development, in line with the guidance contained in Section 2.3.4 of the County
Development Plan. The use of the Justification Test for lands at risk of flooding was not
considered necessary in light of the extent and nature of alternative residential zoned land at
a lower risk of flooding. The evaluation of the development areas therefore excluded those
areas within the identified flood risk mapping. The evaluation also excluded all sites with the
benefit of an extant permission and sites approximating 0.5 hectares in area.
Note that the figure entered represents 30% of the total available mixed use land zoning,
reflecting that residential uses would be a subsidiary use in these zoning categories that
relate to town and village centre sites and edge of centre sites.

1
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The following factors, which were considered to constitute the proper planning and
sustainable development of the area and which take into account policy at county, regional
and national level, have been used to determine the suitability of specific lands for residential
development in Ashbourne:
 Proximity to the town centre: maximise the utility of existing and proposed future
infrastructure including public transport options;
 Availability of public transport: To maximise public transport investment, it is important
that land use planning underpins its efficiency by sustainable transport patterns;
 Availability of community and social infrastructure facilities with particular regard to the
proximity to educational facilities;
 Consistency with sequential approach to urban expansion and contribution to a compact
urban form. The development of infill sites makes a significant contribution in this
regard. Leapfrogging beyond other available sites will not be considered favourably, and;
 Whether the site is serviced.
Distance to the town centre, schools (primary and secondary) and bus stops was calculated
on the basis of concentric circles. The town centre was taken to be at the Parochial Hall on
Frederick Street. Sites scored 1 point if they were less than 500 metres distance from the
point of interest; 2 points if the distance was 500 metres; 3 points if the distance was
between 501 metres and 1 kilometre; 4 points if the distance was 1 kilometre and 5 points if
the distance was in excess of 1 kilometre. Table 3 details the results of this evaluation.
The sites that scored the highest in the evaluation (sites 1-5) have been prioritised for release
during the lifetime of the Meath County Development Plan 2013-2019. All other sites
evaluated are indicated as being in Phase II (Post 2011). The phasing map attached gives
effect to this assessment. Sites G and F located in south Ashbourne, in an unserviced area
removed from the town centre, ranked the lowest. The timeline for release, if appropriate, of
these lands will be considered post 2019 in accordance with the relevant Meath County
Development Plan in place at that time.
Having consulted with the Department of Education and Skills, the existing G1 ’Community
Infrastructure’ zoned lands in Killegland has been expanded to potentially accommodate

three no. schools. Furthermore, land zoned for residential development (Phase I) in south
Ashbourne includes an additional area of 0.77 hectares for the provision of a school to be
delivered in conjunction with the development of the residential lands.
Table 2: Description of individually zoned available sites evaluated
Site Location
A
Land to the north of Ashewood Glenn east of Hunters Lane
B
Land to the north of Archerstown Wood residential development
C
Land south of the Community Centre and Ashbourne Community school
D
Land fronting onto R135 south of the Briars residential development and
to the rear of existing residences
E
Land surrounded by existing residences adjacent to R135 just north of
the Ninemilestone roundabout
F
Land off the R125 to the east of a row of existing residences
G
Land off the L-50194-0 adjacent to a number of existing residences on
large plots
H
Land fronting onto the L-50193-0 to the rear of a row of existing
residences
I
Land to the west of the Briars residential development
J
Land to the south of Alderbrook residential development

Hectares
2.17
3.14
3.3
1.85
4.05
1.05
1.12
1.63
8.11
9.39
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Land to the east of Churchfields residential development and west of
Bourne View

Table 3: Evaluation of
development
Site Name
A
B

individually

zoned

available

sites

for

0.8
residential

C

D

E

F

G

H

I

J

K

Proximity to
town centre

3

3

5

5

5

5

5

5

5

4

3

Proximity to
Education

2

3

1

3

3

4

3

3

2

1

1

Proximity to
public transport

3

3

1

1

1

4

3

2

2

1

3

Infill
Opportunity

3

3

1

3

3

5

3

3

4

2

1

Land Serviced
Total
Ranking

1
12
4

1
13
5

1
9
1

5
17
6

5
17
6

5
23
11

5
19
10

5
18
8

5
18
8

1
9
1

1
9
1

The potential yield set down below in Table 4 is based on a density of 35 units per hectare in
accordance with the Meath County Development Plan 2013-2019 (Table 2.4). This density
was reduced for edge of town sites located in south Ashbourne in an unserviced area. Each
application for residential development will however be assessed on its own merits through
the development management process. The total yield accruing from the sites ranked 1-5 is
607 no. units and the total area of available land is 18.8ha.
Table 4: Yield and Rank of residential lands evaluated
Site
Zoning
Land Area (ha)
Density
Yield
C
A2
3.3
35
116
J
A2
9.39
35
329
K
A2
0.8
35
28
A
A2
0.69
35
24
B
A2
3.14
35
110
D
A1
1.85
15
28
E
A1
4.05
15
61
I
A5
8.11
30
243
H
A1
1.63
20
33
G
A1
1.12
15
39
F
A5
1.05
5
37

Rank
1
1
1
4
5
6
6
8
8
10
11

Phase
I
I
I
I
I
II
II
II
II
II
II

3.0 Employment Land Evaluation
As noted in Table 1 in Chapter 2, the majority of the population, approximately 63%, in
Ashbourne, were recorded as being in employment at the time of the Census 2011. However,
statistics also showed that a significant portion of the population was commuting substantial
distances resulting in significant journey times to access employment.
It will be a primary aim of the Planning Authority to attract sustainable forms of employment
to Ashbourne to stimulate economic growth locally and to counter existing unsustainable
commuting patterns. The economic development of Ashbourne will be promoted in order to
create a more sustainable community whereby people can reside close to where they are
employed. Sufficient lands will be zoned for employment generating development throughout
the Plan area and the adequacy of employment generating land supply will be closely
monitored throughout the Plan period.
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ED OBJ 2 of the Meath County Development Plan 2013 – 2019 requires that the review of
Local Area Plans to ensure consistency with the new County Development Plan and in
particular the Core Strategy contained therein also requires a review of the appropriateness
of the nature, location and quantum of industrial and employment generating land use in
individual centres and in the preparation of development and zoning objectives for towns and
villages that are to be included in the County Development Plan. This has been undertaken
for Ashbourne.
The land use zoning objectives map clearly identifies the supply of land for enterprise and
employment as well as commercial development and will generate the requisite level of job
creation needed for Ashbourne’s growing population. The quantity and take up of lands
identified for enterprise and employment use will be closely monitored during the lifespan of
this County Development Plan in order to ensure that a sufficient quantity available to meet
demand. There are approximately 47 hectares of enterprise and employment zoned lands in
Ashbourne to date with a further 75 hectares available for further development. This will
ensure sufficient lands are available for employment generating uses for the life of this Plan
and beyond and having regard to the available water services capacity.
The primary focus of enterprise and employment uses in Ashbourne has been to the north of
the town, initially on the Ballybin Road (Ashbourne Industrial Estate) and more recently
towards the Rath roundabout. Meath County Council considers it preferable to consolidate
existing developments rather than commencing further greenfield sites for employment uses,
in effect applying a sequential approach to enterprise development. Meath County Council
has prioritised those lands which remain available (26.6 hectares) adjoining Ashbourne
Business Park which shall include for the provision of a civic amenity facility and
approximately 0.5 hectares/1 acre for the use as a depot. These lands shall be subject to the
requirements of a Framework Plan (FP 2) to ensure their co-coordinated and integrated
development.
In addition, lands extending to 30.46 hectares in area have also been prioritised to the
northwest of the Ashbourne Business Park to provide for, inter alia, data centre facilities and
associated related industries. These lands are subject to the requirements of a Framework
Plan (FP 3) which has been prepared by Meath County Council to guide development in this
general area. In addition, there remain sites available within Ashbourne Business Centre
(Ballybin Road).
The lands identified with an E2 ‘General Enterprise and Employment’ land use zoning
objective on the western side of the Ballybin Road to the south of the existing Ashbourne
Retail Park (12 hectares) and lands to the south of Ashbourne Business Centre (3.6 hectares)
have been identified as Phase II Enterprise lands on the land use zoning objectives map.
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Drogheda Southern Environs
Strategic Policy
SP 1

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 ’New Residential’ land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.
ii) The lands identified with an A2 ’New Residential’ land use zoning objective but
qualified as ’Residential Phase II (Post 2019)’ are not available for residential
development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Drogheda Environs in line with
policies WS 29 – WS 36 inclusive in Volume I of this County Development
Plan.

FR POL 2

Where existing development in the development envelop is at potential risk of
flooding (A1 ’Existing Residential’ land use zoning objective refer) as identified
on the land use zoning objectives map, any significant extensions / change of
use / reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

FR POL 3

Any future planning applications lodged with respect to area bounded by Mill
Road / Marsh Road / Dublin Belfast rail line shall be accompanied by an
appropriately detailed Flood Risk Assessment. The Flood Risk Assessment
shall clearly assess flood risks, management measures and demonstrate
compliance with the “The Planning System and Flood Risk Management
Guidelines for Planning Authorities” (November 2009). The Flood Risk
Assessment shall consider the Sequential Approach within the subject site and
would typically involve allocating water compatible development within Flood
Zones A and Zone B. Buildings should be sited at an appropriate finished floor
level, which should be above the 1 in 100 year flood level, with an allowance
for freeboard and climate change.

FR POL 4

The Eastern CFRAM flood mapping and management plan when complete and
available will provide additional clarity to flood mapping and risk management
measures than was available to inform the land use zoning objectives
presented for Drogheda Environs. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
Written Statement & Volume I of the County Development Plan.
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Land Use
LU POL

Neighbourhood Centre
To provide a neighbourhood centre of appropriate scale to serve the local
retail catchment.

Objectives
Flood Risk
FR OBJ

The Framework Plan required pursuant to objective MMA1 in the Drogheda
Local Area Plan for the area bounded by Mill Road / Marsh Road / Dublin
Belfast rail line shall determine the overall roads layout for this area
supported by an appropriately detailed Traffic Impact Assessment which shall
demonstrate the capacity in the wider road network from the R132 in
Drogheda and Colpe Cross. During the environmental assessment of
alignments of overall roads layout for this area, a Justification Test will need
to be applied if alignments interact with Flood Zone A/B. A detailed Flood Risk
Assessment will be required to manage the risk and to demonstrate there will
be no impact on adjacent lands. The detailed design of the roads layout shall
also be subject to as Appropriate Assessment pursuant to the Habitats
Directive.

Movement & Access
MA OBJ 1

To provide for a Park and Ride facility and integrated shuttle bus service.
The Park and Ride facility should be accessed off the Donore Road (via the
access road to the retail park) and new pedestrian linkages to the
surrounding employment area from the Park and Ride facility should be
provided.

MA OBJ 2

To provide for a link road through the Mill Road/ Marsh Road District
providing access to the lands and functioning as a local distributor road.

MA OBJ 3

To upgrade the Mill Road and Marsh Road to provide for pedestrian
footpaths and to provide on-street cycle tracks along the entirety of these
roads. Further to this, a T ransport S tudy should be carried out to
ascertain the appropriate size, specification and location of a new river
crossing to link the proposed distributor road with the proposed Northern
Port Access Route provided on the Northside of Drogheda in Co. Louth (in
line with the recommendations of the Planning Strategy for the Greater
Drogheda Area).
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Drogheda Southern Environs Local Area Plan
Residential Land Evaluation
1.0 Household Allocation
The Core Strategy contained in Volume 1 of the Meath County Development Plan 2013-2019
allocates 857 no. units (which include 50% headroom) to the Drogheda Environs over the
lifetime of the Plan. Table 5 is an extract from Table 2.4 of the Core Strategy as it relates to
the Drogheda Environs.
Table 5: Housing Allocation and Zoned Land Requirements for Southern Environs
of Drogheda
Household
Allocation
2013-2019

Av. Net
Density
Applicable
unit/ha

Quantity of
Residential
Zoned Land
Required

Available
Land Zoned
for
Residential
Use (ha)

857

43

19.9

157.2

Available
Land Zoned
for Mixed
Use incl.
Residential
(ha)2
1.8

Total
Available
Zoned
Land (ha)

Deficit/
Excess
(ha)

159.1

139.1

According to Table 2.5 of the County Development Plan, there were 1,653 no. units with
planning permission in the environs area. This is revised downwards significantly to 1,132 no.
units as two separate planning permissions were not implemented and have since lapsed.
It is clear from the extract of Table 2.4 above that there was a significant excess of
residentially zoned land contained in the Local Area Plan for the Southern Environs of
Drogheda as adopted in 2009 in comparison to that now required to satisfy the household
allocation provided for in the 2013 – 2019 County Development Plan. The Southern Environs
of Drogheda Local Area Plan is legally obliged to be consistent with the Meath County
Development Plan, its Core Strategy and with the household projections and population
growth contained therein. In order to do this, an evidence based approach was developed to
evaluate the land which benefitted from a residential land use zoning objective.

2.0 Residential Land Evaluation
The amended land use zoning objectives map has identified the lands required to
accommodate the allocation of 857 no. units provided for under the Core Strategy. It should
be noted that there is headroom included in the household allocations of 50% and thus there
is no justification for the release of any additional lands over and above those specified in
Table 8 and illustrated on the land use zoning objectives map for Drogheda Southern
Environs. The requirement for any further release of residential zoned land in the Southern
Environs of Drogheda will be assessed following the making of the next County Development
Plan in line with the population projections contained therein. The sites that were evaluated
are detailed in Table 6. The location of these lands is illustrated on the maps in Appendix 2 to
Volume 5 (Residential Land Evaluation Maps).
A strong emphasis was placed on a sequential approach to development, in line with the
guidance contained in the Section 2.3.4 of the 2013 – 2019 County Development Plan. The
use of the Justification Test for lands at risk of flooding was not considered necessary in light
of the extent and nature of alternative residential zoned land at a lower risk of flooding. The
evaluation of the development areas therefore excluded those areas within the identified
2

Note that the figure entered represents 30% of the total available mixed use land zoning, reflecting
that residential uses would be subsidiary use in these zoning categories that relate to town and village
centre sites and edge of centre sites.
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flood risk mapping. The evaluation also excluded all sites with the benefit of an extant
permission.
The following factors, which were considered to constitute the proper planning and
sustainable development of the area and which take into account policy at county, regional
and national level, have been used to determine the suitability of specific lands for residential
development:
 Proximity to the town centre: maximise the utility of existing and proposed future
infrastructure including public transport options.
 Environmental constraints: Proximity to and potential impact on the qualifying interests
of the adjoining Natura 2000 sites;
 Availability of public transport: To maximise public transport investment, it is important
that land use planning underpins its efficiency by sustainable transport patterns;
 Availability of community and social infrastructure facilities with particular regard to the
proximity to educational facilities;
 The need to provide new roads infrastructure to facilitate development, and;
 Consistency with sequential approach to urban expansion and contribution to a compact
urban form. The development of infill sites makes a significant contribution in this
regard. Leapfrogging beyond other available sites will not be considered favourably.
Table 6: Residential Sites for Evaluation in the Southern Environs of Drogheda
Land Area
Location
(hectares)
Site 1
Lands south of the Rathmullan Road
11.88
Site 2
Lands on the Platin Road
11.67
Lands at Bryanstown, west of the Beamore
Site 3
14.1
Road
Lands at Bryanstown, east of the Beamore
Site 4
38.82
Road (excluding lands subject to flood risk)
Site 5
Lands south of Bryanstown Cross Route
3.77
Lands west of Colpe Cross (excluding lands
Site 6
8.17
identified as being subject to flood risk)
Lands west of Mill Road (excluding lands
Site 7
28.72
identified as being subject to flood risk)
Site 8
Lands south of Marsh Road
22.42
Site 9
Lands at western end of Rathmullan Road
20.61
Distance to the town centre, bus station, and rail station and to schools (primary and post
primary) was calculated on the basis of walking distance from the sites using Google maps,
with allowance made for distance from the particular site to the public road where necessary.
The town centre was taken to be West Street.
The locations of the schools in closest proximity to the sites are illustrated in the Maps for
Drogheda included in Appendix 2. It should be noted that an average distance from a site to
St. Mary’s School and the Sacred Heart School was used (where these were the closest
schools to the site), reflecting that these are single sex schools.
Sites scored 1 point if they were less than 1 kilometre distant from the point of interest; 2
points if the distance was between 1 and 2 kilometres, 3 points if the distance was between 2
and 3 kilometres, etc.
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Tables 7 and 8 detail the outcome of the residential land evaluation. They show that Sites 5
(south of the Bryanstown Cross Route), Site 1 (Rathmullan Road), Site 2 (Platin Road) and
Site 9 (western end of Rathmullan Road) scored the highest. Sites 5 and part of sites 1, 2 and
9 are being prioritised for release in Phase I, during the lifetime of the Meath County
Development Plan 2013-2019. Any application for development on sites 1, 2 and 9 should illustrate
an overall layout for the site in order to provide for an integrated development of these lands.
Meath County Council will monitor the uptake of lands in Phase I, particularly site 5, which is
currently in use as a playing field. The phasing indicated in the land use zoning objectives
map gives effect to this assessment. All other lands are indicated as being in Phase II. The
timeline for the release, if appropriate, of these lands will be considered post 2019 in
accordance with the relevant Meath County Development Plan in place at that time.
The Department of Education and Skills has advised that lands should be reserved for a
primary and post primary school. Consequently, lands for this purpose have been zoned in
Bryanstown. These lands previously had the benefit of an A2 ’New Residential’ land use
zoning objective.
Table 7: Outcome of Residential Land Evaluation
1
2
Site
Proximity to Town Centre (West Street)
3
3
Score
Proximity to Bus Station Score
3
3
Proximity to Rail Station Score
4
4
Proximity to Primary Education Score
2
3
Proximity to Post Primary Education Score
1
3
New Roads Required
1
1
Infill Site
5
2
Natura 2000 Sites
3
3
Total Score 22
22
Rank
2
2

3

4

5

6

7

8

9

3

4

3

4

5

4

3

3
3
2
2
2
5
3
23
5

4
3
3
3
3
5
3
28
9

2
2
1
1
1
1
1
12
1

4
3
3
4
4
2
3
27
6

5
3
1
1
4
5
3
27
6

4
3
1
1
4
5
5
27
6

3
4
2
1
1
5
3
22
2

The potential yield set down below in Table 8 is based on the densities set out. They were
determined taking into account the site location, the Meath County Development Plan 20132019 (Table 2.4) and Government policy. Each application for residential development will
however be assessed on its own merits through the development management process. The
total yield accruing from the sites in Phase I is 856 no. units and the total area of available
land is 23.9 hectares.
Table 8: Residential Land Phasing
Land
Site
Zoning
Area
Density
(ha)

Yield

Rank

Phase

Site 5

A2

3.77

40

151

1st

I

Site 1
Site 2
Site 9

A2
A2
A2

11.88
11.67
20.61

35
35
35

416
408
721

Joint 2nd
Joint 2nd
Joint 2nd

I* (6.7ha/235 units)
I* (6.7ha/235 units)
I* (6.7ha/235 units)

Site 3
Site 6
Site 7
Site 8
Site 4

A2
A2
A2
A2
A2

14.1
8.17
28.72
22.42
38.82

43
35
43
43
43

606
286
1,235
964
1,669

5th
Joint 6th
Joint 6th
Joint 6th
9th

II
II
II
II
II
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Dunboyne Clonee Pace
Strategic Policy
SP 1

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 ’New Residential’ land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.
ii) The lands identified with an A2 ’New Residential’ land use zoning objective but
qualified as ’Residential Phase II (Post 2019)’ are not available for residential
development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Dunboyne / Clonee in line with
policies WS 29 – WS 36 inclusive in Volume I of this County Development
Plan.

FR POL 2

Development located in areas with the benefit of existing flood defences (as
identified on the land use zoning objectives map as an interface with Flood
Risk Zones A & B) shall be limited to extensions, change of use and
reconstructions.

FR POL 3

The Eastern CFRAM flood mapping and management plan when complete and
available will provide additional clarity to flood mapping and risk management
measures than was available to inform the land use zoning objectives
presented for Dunboyne / Clonee. The Eastern CFRAM flood mapping and
management plan shall be consulted when available in conjunction with this
Written Statement & Volume I of the County Development Plan.

Land Use
CER POL 1

Lands at Piercetown
To ensure that lower density employment uses such as industry,
warehousing, distribution and logistics, to include ancillary office space, are
developed at the ‘Piercetown’ lands as indicated on the land use zoning
objectives map. Any uses proposed shall have regard to and be consistent
with the range of uses indicated as being appropriate to E2 ’General
Industry & Employment’ Category 1 (Primary & Secondary Economic
Centres) as provided for in Volume I of the County Development Plan.

CER POL 2

Neighbourhood Centre
To provide a neighbourhood centre of appropriate scale to serve the local
retail catchment.
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Objectives
Land Use
Pace OBJ 1

To prepare a unitary Framework Plan for the designated Level 2 R e t a i l
Centre at Pace which will address land use, transportation, connectivity,
urban design, recreation and implementation issues. Delivery of the Level 2
R e t a i l Centre shall be phased and co-ordinated in tandem with
infrastructural provision across the Corridor Area. It shall be a grounding
objective of this Framework Plan to encourage development in a
sustainable, co-ordinated and efficient manner where such development is
facilitated and accompanied by the required infrastructure and services.
The Framework Plan shall provide, inter alia:
 for retail floorspace and associated facilities to include some high
density and other appropriate residential development commensurate
with population growth over the time period of the County
Development Plan having regard to the commitment in the Regional
Planning Strategy for Dunboyne to grow from a Level 3 to a Level 2
Centre gradually over a 15 - 20 year timeframe;
 high end office based employment uses at levels commensurate with its
location and proximate to a multi modal public transport interchange;
 a pedestrian and cycle route over the M3 Motorway to lands to the
east subject to the agreement of the National Roads Authority.
The preparation of the Framework Plan shall have regard to and generally
be consistent with the Integrated Framework Plan for Land Use and
Transportation as required pursuant to in the Meath County Development
Plan 2013-2019 and other policies and objectives of the County
Development Plan, the Regional Planning Guidelines and the 2008 – 2016
GDA Retail Strategy.
Strategic Environmental Assessment and Appropriate Assessment of the
IFPLUT shall be carried out.

Pace OBJ 2

To provide for strategic employment use predominantly for high end office
development on lands adjacent to the emerging preferred location for the
future Level 2 Centre at Pace on a phased basis within the life of the County
Development Plan as identified on the land use zoning objectives map.

Commercial, Economic and Retail
CER OBJ 1

Future Gateway Building

CER OBJ 2

Lands at Portan, Clonee

To provide a single landmark building of significant architectural merit to
replace the existing Herbal Medicine facilities in Dunboyne which could
include the provision of integrated holistic medical care, research and
educational facilities as part of the continued development of Dunboyne
Herbs. The building shall be accommodated on lands outside the designated
Flood Plain lands, identified on the land use zoning map. Any application
submitted with respect to the subject lands shall be accompanied by a
suitably detailed Stage III Flood Risk Assessment and Management Plan as
required pursuant to FR POL 1.
It is a requirement of the Meath County Developments Plan that the
development of the employment generating lands at Portan, Clonee will be
subject to the provisions of a Framework Plan to be agreed with the
Executive of the Planning Authority and specific servicing and access
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arrangements set out in the Movement Section of the Dunboyne Clonee
Pace Local Area Plan (2009). Any uses proposed shall have regard to and be
consistent with the range of uses indicated as being appropriate to E2
’General Industry & Employment’ Category 1 (Primary & Secondary
Economic Centres) and E3 ’Warehousing & Distribution’ as provided for in
Volume I of the County Development Plan.

Flood Risk Management
FR OBJ 1

To require the submission of a site specific flood risk assessment with any
planning application made on these lands (refer to land use zoning
objectives map for Clonee).
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Dunboyne Local Area Plan Residential Land
Evaluation
1.0 Household Allocation
The Core Strategy contained in Volume 1 of the Meath County Development Plan 2013-2019
allocates 1,494 no. units (which include 50% headroom) to Dunboyne over the lifetime of the
Plan. Table 9 is an extract from Table 2.4 of the Core Strategy as it relates to Dunboyne.
Table 9: Household allocation for Dunboyne and Clonee
Available
Quantity
Available
Total
Land
Household
Av. Net
of
Land
Zoned for Available Deficit/
Allocation
Density
Residential
Zoned for
Mixed Use
Zoned
Excess
2013Applicable
Zoned
Residential
incl.
Land
(ha)
2019
unit/ha
Land
Use (ha)
Residential
(ha)
Required
(ha)*
1,494
45
33.2
88.6
1.19
89.8
56.6
*Note that the figure entered represents 30% of the total available mixed use land zoning,
reflecting that residential uses would be subsidiary use in these zoning categories that relate
to town and village centre sites and edge of centre sites.
According to Table 2.5 of the County Development Plan, there were 113 no. units with
planning permission in Dunboyne. This has since been revised to 116 no. units in 2013.
A Flood Risk Assessment Study was carried out as part of Variation No. 2 to the Meath
County Development Plan 2013-2019. This found that extensive flood zones were present in
Clonee village, which encompass the vast majority of the village within the development
boundary and also extend to unzoned lands adjoining the village. It is not considered
appropriate to consider vulnerable land uses such as residential within such areas
notwithstanding the presence of flood defence works which have been previously carried out.
In light of this and taking into account the status of Clonee as a Village in the county
settlement hierarchy, it is not proposed to identify additional lands to accommodate the
household allocation. Instead, these units have been re-assigned to Dunboyne. The total
allocation for Dunboyne is thus revised to 1,578 no. units which require approximately 35
hectares of residential zoned land. This is shown in Table 9A which also includes revised
figures for land availability which exclude those lands at risk of flooding (see Section 2 for
further details).
Table 9A: Revised Household Allocation and Land Availability for Dunboyne
Household
Allocation
2013-2019

Av. Net
Density
Applicable
unit/ha

Quantity of
Residential
Zoned Land
Required

Available Land
Zoned for
Residential Use
(ha)

Available
Land Zoned
for Mixed
Use incl.
Residential
(ha)*

Total
Available
Zoned
Land (ha)

1,578
45
35.1
65.9
0.561
66.5
*Note that the figure entered represents 30% of the total available mixed use land zoning,
reflecting that residential uses would be subsidiary use in these zoning categories that relate
to town and village centre sites and edge of centre sites.
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It is clear from Table 9A that there is an excess of residentially zoned land in Dunboyne in
comparison to that now required to satisfy the household allocation. In order to ascertain
which lands should be prioritised for development, an evidence based approach was
developed to evaluate the land which benefitted from a residential land use zoning objective.

2.0 Residential Land Evaluation
The land use zoning objectives map has identified the lands required to accommodate the
household allocation of 1,578 no. units. It should be noted that there is already headroom of
50% included in the household allocations (Table 2.4 of the Meath County Development Plan
2013 – 2019 Volume I refers) and thus there is no justification for the release of any
additional lands over and above those specified in Table 12 and illustrated on the land use
zoning objectives map for Dunboyne. The requirement for any further release of residential
zoned land in Dunboyne will be assessed following the making of the next County
Development Plan in line with the population projections contained therein. The sites that
were evaluated are detailed in Table 10. The location of these lands is illustrated on the maps
in Appendix 2 to Volume 5 (Residential Land Evaluation Maps).
In carrying out the evaluation, a strong emphasis was placed on a sequential approach to
development, in line with the guidance contained in the Section 2.3.4 of the Meath County
Development Plan 2013 – 2019. The Flood Risk Assessment Study prepared for Variation No.
2 to the Meath County Development Plan 2013-2019 identified substantially sized flood zones
in Dunboyne. The use of the Justification Test for lands at risk of flooding was generally not
considered necessary in light of the extent and nature of alternative residential zoned land at
a lower risk of flooding. However, a Justification Test was carried out for lands south of the
railway station which was previously identified for new residential development, taking into
account their proximity to the rail station. However, these lands did not pass the Justification
Test. Consequently, the evaluation of the development areas excluded those areas identified
as being at risk from flooding as shown on the flood risk mapping. The evaluation also
excluded all sites with the benefit of an extant permission.
The following factors, which were considered to constitute the proper planning and
sustainable development of the area and which take into account policy at county, regional
and national level, have been used to determine the suitability of specific lands for residential
development:
 Proximity to the town centre: maximise the utility of existing and proposed future
infrastructure including public transport options.
 Availability of public transport: To maximise public transport investment, it is important
that land use planning underpins its efficiency by sustainable transport patterns;
 Availability of community and social infrastructure facilities with particular regard to the
proximity to educational facilities;
 The need to provide new roads infrastructure to facilitate development;
 Consistency with sequential approach to urban expansion and contribution to a compact
urban form. The development of infill sites makes a significant contribution in this
regard. Leapfrogging beyond other available sites will not be considered favourably, and;
 Impact on built heritage.
Distance to the town centre, rail station and to schools (primary and post primary) was
calculated on the basis of walking distance from the sites using Google maps, with allowance
made for distance from the particular site to the public road where necessary. The locations

389

Volume 5

Additional Policies & Objectives for Local Area Plans –
Dunboyne/Clonee/Pace LAP

of the schools in Dunboyne are illustrated on the mapping contained in Appendix 2. The
distance from each site to the closest school was used in the evaluation.
Sites scored 1 point if they were less than 1 kilometre distant from the point of interest; 2
points if the distance was between 1 and 2 kilometres, 3 points if the distance was between 2
and 3 kilometres, etc. Distance to the rail station in Dunboyne was given a double weighting
in the assessment in the interests of sustainability, to facilitate greater public transport usage
and maximise the return on the significant public investment made in transport to serve the
town. Table 11 details the results of this evaluation.
Table 12 details the outcome of the site evaluation and the lands included in Phase I which
are prioritised for release during the lifetime of the Meath County Development Plan 20132019. The timeline for release, if appropriate, of lands in Phase II will be considered post
2019 in accordance with the relevant Meath County Development Plan in place at that time.
Table 10: Residential sites for evaluation in Dunboyne
Location
1
2
3
4
5
6
7
8
9
10

Site Size
0.5613
8.22
7.35
6.7
2.32
8.99
22.97
0.79
4.82
3.74

Town centre zoned land
Navan Road
North of railway station
Adjoining railway station
South Station Road
Castlefarm & Clonee townland
Rooske Road
South Dunboyne Castle
Maynooth Road
Northwest of Court Hill

Table 11: Outcome of Residential Land Evaluation
Site
1
2
3
4
Proximity to Town Centre
1
2
4
3
Proximity to Rail Station
(double weighting)
Proximity to Primary
Education
Proximity to Post Primary
Education
New Roads Required
Infill Site
Built Heritage
Total Score
Ranking Position

5
3

6
4

7
5

8
2

9
1

10
2

8

10

4

2

4

4

10

8

8

8

2

3

3

3

2

3

3

2

1

2

2
2
1
3
16
1

3
1
5
1
25
6

3
5
5
1
25
6

2
1
5
1
17
3

2
1
5
1
16
1

3
5
5
1
25
6

4
1
5
1
29
10

3
1
1
2
19
4

2
1
5
1
19
4

3
5
3
3
26
9

This figure represents 30% of the site size, taking into account that the site is zoned for
town centre using and residential development would be an ancillary component of
development on these lands.
3
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Table 12: Residential Land Phasing
Rank

Phase

50

Potential
Yield
28

Joint 1st

I

2.32

50

116

Joint 1st

I

A2
A2
A2
A2
A2

6.7
0.79
4.82
8.22
7.35

50
30
45
42
50

335
24
217
345
368

3rd
Joint 4th
Joint 4th
Joint 6th
Joint 6th

A2

8.99

50

450

Joint 6th

10
A2
3.74
40
7
A2
22.97
40
*3 hectares of land in this parcel are included in Phase 1.

150
919

9
10

I
I
I
I
I
I
(Partial)*
II
II

Site Name

Zoning

Land Area

Density

1

B1

0.561

5

A2

4
8
9
2
3
6

The potential yield set down in Table 12 is based on the densities set out for each land
parcel. These were determined taking into account the site location and proximity to the rail
station, the Meath County Development Plan 2013-2019 (Table 2.4) and Government policy.
Each application for residential development will however be assessed on its own merits
through the development management process. The total yield accruing from the sites in
Phase I ranked numbered 1-6 inclusive is 1,582 no units and the total area of available land
is 34 hectares.

3.0 Flood Risk Assessment

In order to ensure that flood risk was considered as part of preparing the land use zoning
objectives map for each urban centre, Meath County Council has undertaken a suitably
detailed Flood Risk Assessment. This assessment builds on that undertaken as part of
preparing the Meath County Development Plan 2013 – 2019 and published as Appendix 6 to
Volume I.
The Flood Risk Assessment undertaken thus far to inform Variation no. 2 to the Meath County
Development Plan 2013 – 2019 involved the following tasks to be completed/updated for
each urban centre:
1. Undertake a flood risk assessment for the centres,
2. Undertake/review flood mapping (fluvial and tidal),
3. Review of land use zoning objectives and the application of the sequential approach
and justification test;
4. Prepare a flood risk management plan, and;
5. Provide associated documents and plans.
The Strategic Flood Risk Assessment is included as Appendix 1 to Volume 5 of the Meath
County Development Plan 2013 – 2019.
Dunboyne & Clonee are situated at the confluence of the Tolka River and a tributary that
flows through Dunboyne itself. The Tolka and its tributaries are a source of significant flood
history and risk in the area. The Tolka Flood Study was commissioned by Dublin City Council
in association with Fingal County Council, Meath County Council and the Office of Public
Works (OPW) in 2002. The recommendations for the flood relief scheme have now been
constructed and protect a significant area in and around the Dunboyne and Clonee. When
zoning land, consideration must be given to the undefended scenario (as stated in the
Planning System and Flood Risk Management Guidelines). As such, development behind the
flood defences will be subject to the Justification Test and this will limit development activity
to building extensions and changes of use or redevelopment of existing sites. No
undeveloped lands have passed the Justification Test and in line with the Planning
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Guidelines, there are no undeveloped lands identified with a land use zoning objective which
would allow highly vulnerable or less vulnerable uses within Flood Zone A or B (other than
for extant permissions). The extent of the existing flood defences are identified in Appendix
I.
Specific policies and objectives which give effect to the recommendations of the Strategic
Flood Risk Assessment as they apply to Dunboyne Clonee Pace as contained as part of this
Written Statement. All future planning applications within the development envelop of
Dunboyne Clonee Pace will be assessed against same.

392

Volume 5

Additional Policies & Objectives for Local Area Plans
Dunshaughlin LAP

Dunshaughlin
Strategic Policies
SP 1

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 ’New Residential’ land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.

SP 2

ii) The lands identified with an A2 ’New Residential’ land use zoning objective but
qualified as ’Residential Phase II (Post 2019)’ are not available for residential
development within the life of this Development Plan.
To operate an Order of Priority for release of lands identified for E2 ’General
Enterprise & Employment’ in compliance with the requirements of ED OBJ 2 as
follows:
i) The lands identified with an E2 ’General Enterprise & Employment’ land use
zoning objective are available for development within the life of this
Development Plan.
ii) The lands identified with an E2 ’General Enterprise & Employment’ land use
zoning objective but qualified as ‘Phase II’ will only be available for development
when all of the Phase I lands have been developed or being developed (i.e.
permission granted and development substantially completed) and may be
available within the life of this Development Plan.
iii) Should a significant development be proposed which could not be
accommodated only within the lands identified as Phase I, lands within Phase II
may be considered in this regard. The development of the lands identified as
Phase II will be subject to the preparation and agreement of a Framework Plan
with the Planning Authority prior to the submission of any planning application
on said lands.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Dunshaughlin in line with policies
WS 29 – WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the development envelop is at potential risk of
flooding (G1 ‘Community Infrastructure’ land use zoning objectives refer) as
identified on the land use zoning objectives map, any significant extensions /
change of use / reconstruction shall be subject to an appropriately detailed
Flood Risk Assessment in line with the policies (WS POL 29 - 36) contained in
Volume I of the County Development Plan.

FR POL 3

Any amenity walkway proposed along the Broadmeadow River shall be
subject to the undertaking of an appropriately detailed Flood Risk Assessment
which will inform the necessary planning consent and which should not
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generally increase existing ground levels within these flood risk zones.

Land Use
LU POL

Neighbourhood Centre
To provide a neighbourhood centre of appropriate scale to serve the local
retail catchment.

Objectives
Flood Risk
FR OBJ

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Braodmeadow.

Land Use
LU OBJ 1

To provide a site of 0.4 hectares (1 acre) in extent for public open space on
the lands identified with an A2 ’New Residential’ land use zoning objective
immediately east of Dunshaughlin Business Park, which lands do not
presently have the benefit of an extant planning permission. This shall be in
addition to the provision of 15% of the overall site area for public open space
as required pursuant to Section 11.2.2.2 Houses in Volume I of the County
Development Plan.
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Dunshaughlin Local Area Plan Residential Land
Evaluation
1.0 Household Allocation
The Core Strategy contained in Volume 1 of the Meath County Development Plan 2013-2019
allocates 319 no. units (which include 50% headroom) to Dunshaughlin over the lifetime of
the Plan. Table 13 is an extract from Table 2.4 of the Core Strategy as it relates to
Dunshaughlin.
Table 13: Housing Allocation and Zoned Land Requirements for Dunshaughlin
Household
Allocation
20132019

Av. Net
Density
Applicable
unit/ha

319

35

Quantity of
Residential
Zoned Land
Required
9.1

Available
Land Zoned
for
Residential
Use (ha)
62.9

Available
Land Zoned
for Mixed
Use incl.
Residential
(ha)
1.9

Total
Available
Zoned
Land (ha)

Deficit/
Excess
(ha)

64.9

55.7

According to Table 2.5 of the County Development Plan, there were 784 no. units with
planning permission in Dunshaughlin at the time of preparation of the Meath County
Development Plan 2013-2019.
It is clear from Table 13 that there was a significant excess of residentially zoned land
contained in the Local Area Plan for Dunshaughlin as adopted in 2009 in comparison to that
now required to satisfy the household allocation now provided. The Dunshaughlin Local Area
Plan is legally obliged to be consistent with the Meath County Development Plan, its Core
Strategy and with the household projections and population growth contained therein. In
order to do achieve this consistency, an evidence based approach was developed to evaluate
the land which benefitted from a residential land use zoning objective.

2.0 Residential Land Evaluation
The amended land use zoning objectives map has identified the lands required to
accommodate the allocation of 319 no. units provided for under the Core Strategy of the
2013 – 2019 County Development Plan. It should be noted that there is headroom of 50%
already included in the household allocations and thus there is no justification for the release
of any additional lands over and above those specified in Table 16 and illustrated on the land
use zoning objectives map for Dunshaughlin. The requirement for any further release of
residential zoned land in Dunshaughlin will be assessed following the making of the next
County Development Plan in line with the population projections contained therein.
The sites that were evaluated are detailed in Table 14. The location of these lands is
illustrated on the maps in Appendix 2 to Volume 5 (Residential Land Evaluation Maps).
A strong emphasis was placed on a sequential approach to development, in line with the
guidance contained in the Section 2.3.4 of the 2013 – 2019 County Development Plan. The
use of the Justification Test for lands at risk of flooding was not considered necessary in light
of the extent and nature of alternative residential zoned land at a lower risk of flooding. The
evaluation of the development areas therefore excluded those areas identified as being at
risk from flooding as shown on the flood risk mapping. This related to one area to the west
of the development boundary adjoining the M3 Interchange. The evaluation also excluded all
sites with the benefit of an extant permission and sites less than 0.5 hectares in size.
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The following factors, which were considered to constitute the proper planning and
sustainable development of the area and which take into account policy at county, regional
and national level, have been used to determine the suitability of specific lands for residential
development:


Proximity to the town centre: maximise the utility of existing and proposed future
infrastructure including public transport options.



Availability of public transport: To maximise public transport investment, it is
important that land use planning underpins its efficiency by sustainable transport
patterns;



Availability of community and social infrastructure facilities with particular regard to
the proximity to educational facilities.



The need to provide new roads infrastructure to facilitate development, and;



Consistency with sequential approach to urban expansion and contribution to a
compact urban form. The development of infill sites makes a significant contribution
in this regard. Leapfrogging beyond other available sites will not be considered
favourably.

Distance to the town centre, bus stops, and to schools (primary and post primary) was
calculated on the basis of walking distance from the sites. The town centre was taken to be
the junction of Main Street and Maelduin Road. The locations of the schools relative to the
sites are illustrated in Appendix 2.
The scoring system is based on a grading system of 1 through to 5 from the particular
criterion (i.e. the town centre, educational building, etc), with the scores being awarded
based on distance from a particular facility or point. The lower the score, the more preferable
a site will perform for a category. Based on the cumulative performance through each the
categories all sites were given a ranking to determine its suitability for development based on
a sequential approach. The scoring detail is also explained on each individual map.
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Table 14: Description of individually zoned available sites evaluated
Land Area
(hectares)
3.69 ha
3.41 ha

Location
Site A
Site B

Site E

Lands northwest of Dunsany Road roundabout
Lands to the east of the R125 Motorway Link Road
Lands to the east of the R125 Motorway Link Road
roundabout
Lands at Mabestown west of Manor Court housing
development
Lands south of Seachnall House adjoining the R147

Site F

Lands adjoining the R147 southeast of the town

Site G

Lands east of Dunshaughlin Business Park

Site H
Site I

Lands east of Maelduin along the Lagore Road
Lands northeast of Lagore Crescent

Site J

Lands East of St. Seachnalls Street

Site K

Lands south of the R125 Ratoath Road

Site C
Site D

3.38 ha
4.50 ha
3.14 ha
9.61 ha
(7.69 ha is A2)
9.24 ha
(8.58 ha is A2/B1)
3.87 ha
0.86ha
5.46 ha
(4.76 ha is A2)
6.85 ha
(6.62ha is A2)

Table 15: Evaluation of individually zoned available sites for residential
development
Site Name

Proximity to
Town centre
Proximity to
Education
Served
by
Public
Transport
Corridor
New Roads
Required
Infill
Opportunity
Total
Rank

Site
A

Site
B

Site
C

Site
D

Site
E

Site
F

Site
G

Site
H

Site
I

Site
J

Site
K

5

4

4

3

3

3

3

3

3

2

3

3

3

3

3

3

3

3

4

4

3

3

4

5

5

5

1

2

3

4

3

2

3

1

1

1

3

1

3

5

1

5

1

3

5

5

5

5

5

3

5

5

5

3

5

18
6

18
6

18
6

19
9

13
2

14
3

19
9

17
4

20
11

11
1

17
4
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Table 16: Yield and Rank of residential lands evaluated
Site
Zoning
Land Area
Density
Yield
Rank
Phase
(ha)
Site J
A2
4.76ha
30
143
1
I
Site E
A2
3.14 ha
30
103
2
I
Site F*
A2
7.69ha
30
231
3
I
Site H
A2
3.87ha
30
116
4
II
Site K
A2
6.62 ha
30
199
4
II
Site A
A2
3.69ha
30
111
6
II
Site B
A2
3.41ha
30
102
6
II
Site C
A2
3.38 ha
30
101
6
II
Site D
A2
4.50ha
30
135
9
II
Site G
A2/B1
8.58ha
30
257
9
II
Site I
A2
0.86 ha
30
26
11
II
Site J
A2
4.76ha
30
143
1
I
[Note: The zonings above relate to the land use zoning objectives from the 2009 Local Area
Plan prior to amendment.]
*Due to the overall land area of Site F, only 2.73 ha of this site is within Phase I of the Order
of Priority in order to comply with the household allocation of 319 units identified for
Dunshaughlin in the Meath County Development Plan 2013 – 2019.
Following the evaluation, it was found that sites J, E and F scored the highest and have the
potential to accommodate approximately 319 units on an assumed density of 30 - 35 units
per hectare as provided for in Table 2.4 of the County Development Plan 2013 - 2019.
Therefore these sites are prioritised for release during the lifetime of the Meath County
Development Plan 2013-2019. All other lands with the benefit of a residential land use zoning
objective are identified as Phase II (Post 2019) and are not intended for release within the
life of this Development Plan. The timeline for release, if appropriate, of these lands will be
considered post 2019 in accordance with the relevant Meath County Development Plan in
place at that time.
In relation to Site F, part of these lands (2.73 hectare) is indicated to be in Phase I Order of
Priority. The site includes an area of F1 ’Open Space’ which will act as a green buffer area
between the future residential area and the adjoining E2 ‘General Enterprise & Employment’
zoned lands to the west. In addition, an area of 0.4 hectares dedicated to public open space
within the residential scheme shall be provided reflecting the additional area of open space
previously identified on the land use zoning objectives map. The precise layout and design of
this open space shall be determined during the development management process. This area
of dedicated open space shall be additional to the normal requirements as specified in the
Development Management Guidelines contained in Volume I of the County Development
Plan.

3.0 Employment Land Evaluation
The Economic Development Strategy for County Meath is set out in Chapter 4 of the Meath
County Development Plan 2013 – 2019. The overall strategy identifies a number of Core
Economic Areas where specific employment growth is to be channelled during the
Development Plan period. This is consistent with the Regional Planning Guidelines policy to
support the improvement of job ratio levels in each of the constituent local authorities of the
region. Section 4.2 of the County Development Plan provides an assessment of the quantum
of available zoned employment land that is available across the individual towns in the
county including Dunshaughlin. Table 4.1 of the County Development Plan highlights that
there are currently 48.98 hectares of lands identified with an E2 ’General Enterprise and
Employment’ land use zoning objective in Dunshaughlin, which is primarily located on the
southern end of the town.

398

Volume 5

Additional Policies & Objectives for Local Area Plans
Dunshaughlin LAP

In addition, Table 4.2 of the sets out a hierarchy of economic centres and target sectors for
employment growth in each settlement. Dunshaughlin is grouped with Trim, Kilcock and
Ratoath as being a ‘District Employment Centre’. These towns should provide for the
employment needs of their urban area as well as their rural hinterland. The County
Development Plan identifies ‘Manufacturing’ type industries as the main target sector of
employment growth for Dunshaughlin. Notwithstanding the content of Table 4.2, new
development that relate to other sectors, not specified in Table 4.2, will be considered in
each level of the settlement hierarchy, and will be assessed against the land use zoning
objective, appropriateness of their scale, size and compatibility with the area.
The Dunshaughlin economic development strategy seeks to create, in as much as a
Development Plan can, conditions to attract employment and employers to the town. The
objective is to avoid a scenario where population continues to grow but the commensurate
level of employment is not generated. In so doing, the degree of commuting currently
experienced in Dunshaughlin can be reversed, the town will be energized as employment is
provided locally and more money is retained in the local economy because of expenditure
on goods and services.
ED OBJ 2 of the Meath County Development Plan 2013 – 2019 requires that the review of
Local Area Plans to ensure consistency with the new County Development Plan and in
particular the Core Strategy contained therein also requires a review of the appropriateness
of the nature, location and quantum of industrial and employment generating land use in
individual centres and in the preparation of development and zoning objectives for towns and
villages that are to be included in the County Development Plan. This has been undertaken
for Dunshaughlin.
The primary focus of enterprise and employment uses in Dunshaughlin has been to the south
east of the town, Dunshaughlin Business Park. There is an area of almost 7 hectares within
the estate that remains available noting that this area presently comprises primarily playing
pitches for Dunshaughlin Youths Soccer Club. The land use zoning objectives map contained
in the Ashbourne Local Area Plan identifies an additional 42 hectares of land for
employment related purposes in addition to the 7 hectares of existing land zoned but not
developed in the Dunshaughlin Business Park. Meath County Council considers it preferable
to consolidate existing developments rather than commencing further greenfield sites for
employment uses, in effect applying a sequential approach to enterprise development. The
lands within Dunshaughlin Business Park (6.76 hectares) in addition to 14.33 hectares on the
opposite side of the R147 have been identified as Phase I Enterprise and Employment lands
for the remainder of the life of the County Development Plan 2013 – 2019. The remaining
27.88 hectares have been identified as Phase II (Post 2019) on the land use zoning
objectives map.

399

Volume 5

Additional Policies & Objectives for Local Area Plans
Ratoath LAP

Ratoath
Strategic Policy
SP 1

To operate an Order of Priority for the release of residential lands in compliance
with the requirements of CS OBJ 6 of the County Development Plan as follows:
i) The lands identified with an A2 ‘New Residential’ land use zoning objective
corresponds with the requirements of Table 2.4 Housing Allocation & Zoned Land
Requirements in Volume I of this County Development Plan and are available for
residential development within the life of this Development Plan.
ii) The lands identified with an A2 ‘New Residential’ land use zoning objective but
qualified as ’Residential Phase II (Post 2019)’ are not available for residential
development within the life of this Development Plan.

Policies
Flood Risk
FR POL 1

To manage flood risk and development in Ratoath in line with policies WS 29
– WS 36 inclusive in Volume I of this County Development Plan.

FR POL 2

Where existing development in the development envelop is at potential risk of
flooding A1 ’Existing Residential’, B1 ’Town Centre’ & G1 ’Community
Infrastructure’ land use zoning objectives refer) as identified on the land use
zoning objectives map, any significant extensions / change of use /
reconstruction shall be subject to an appropriately detailed Flood Risk
Assessment in line with the policies (WS POL 29 - 36) contained in Volume I
of the County Development Plan.

FR POL 3

Any future planning applications lodged with respect to area to the east of
Ratoath (Framework Plan 1) bordering the River Broadmeadow shall be
accompanied by an appropriately detailed Flood Risk Assessment. The Flood
Risk Assessment shall clearly assess flood risks, management measures and
demonstrate compliance with the “The Planning System and Flood Risk
Management Guidelines for Planning Authorities” (November 2009). The
Flood Risk Assessment shall consider the Sequential Approach within the
subject site and would typically involve allocating water compatible
development within Flood Zones A and Zone B. Buildings should be sited at
an appropriate finished floor level, which should be above the 1 in 100 year
flood level, with an allowance for freeboard and climate change. Any Flood
Risk Assessments carried out shall include for consideration of the residual
flood risk related to blockage from Moulden Bridge.

FR POL 4

Development located in areas with the benefit of existing flood defences as
identified on the land use zoning objectives map shall be limited to
extensions, change of use and reconstructions.

FR POL 5

Any amenity walkways proposed along the Broadmeadow River shall be
subject to the undertaking of an appropriately detailed Flood Risk Assessment
which will inform the necessary planning consent and which should not
generally increase existing ground levels within these flood risk zones.
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Objectives
Flood Risk
FR OBJ

To seek to implement the recommendations of the Fingal East Meath Flood
Risk Assessment and Management Study (FEMFRAMS) as applicable to the
River Broadmeadow to include, inter alia, that the existing culverts of the
river and associated tributary through Ratoath, and in particular at Moulden
Bridge, are maintained and kept clear of obstructions at all times.

Land Use
FP OBJ 1

Framework Plan 1
To identify lands for commercial purposes on the R125 Ashbourne Road. This
area shall provide for a mix of commercial and local retail services and include
the reservation of a 1 acre site for an enterprise centre (of appropriate
design) to be developed by Meath Local Enterprise Office. Any planning
application made for development on these lands shall be accompanied by a
Framework Plan detailing development proposals for the full extent of the
lands. This shall include details of the overall site and building layout for the
lands, building height and design principles, mix of uses for the site, traffic
impact assessment and management proposals and service arrangements.
The first phase of development with the exception of the residentially zoned
lands shall include the construction of the adjoining section of the Ratoath
Outer Relief Road. Notwithstanding the zoning matrix an enterprise centre
and car sales/repair uses shall be permitted in principle, subject to compliance
with relevant planning criteria, on the subject lands.

FP OBJ 2

Framework Plan 2
To identify lands at Raystown for general enterprise and industrial purposes
to provide for small and medium sized industries to develop in accordance
with an approved Framework Plan and subject to the provision of necessary
physical infrastructure (’General Enterprise & Employment (Category 3)’ land
use zoning objective applies). This area shall also include the reservation of a
1 acre site for the provision of a civic amenity site. Any planning application
made for development on these lands shall be accompanied by a framework
plan detailing development proposals for the full extent of the lands. This
shall include details of the overall site and building layout for the lands,
building height and design principles, landscaping, mix of uses for the site,
traffic impact assessment and management proposals and service
arrangements.

FP OBJ 3

Framework Plan 3
To identify lands off the Fairyhouse Road to provide for employment
generating uses in accordance with an approved Framework Plan and subject
to the provision of necessary physical infrastructure (‘General Enterprise &
Employment (Category 3)’ land use zoning objective applies). The
development of these lands shall also provide for reservation of a 4 acre site
for the provision of a swimming pool site and include the re-alignment of the
Fairyhouse Road and provision of footpaths, cycleway and public lighting
along the road frontage of the site. Any planning application made for
development on these lands shall be accompanied by a Framework Plan
detailing development proposals for the full extent of the lands. This shall
include details of the overall site and building layout for the lands, building
height and design principles, landscaping, mix of uses for the site, traffic
impact assessment and management proposals and service arrangements.
The development of these lands shall be on a phased basis with the
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reservation of the swimming pool site forming part of the first phase.

Commercial, Economic and Retail
CER OBJ 1

To support the Fairyhouse Racecourse complex as a key contributor to the
economic sector in Ratoath and to facilitate and support it’s continued
expansion.

CER OBJ 2

To support the Tattersalls complex as a key contributor to the economic
sector in Ratoath and to facilitate and support its continued expansion.

CER OBJ 3

To promote the development of high quality hotel and ancillary facilities,
especially those facilities which provide conference and leisure facilities on
lands at Newtown to the south of Ratoath.
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Ratoath Local Area Plan Residential Land
Evaluation
1.0 Household Allocation
The Core Strategy contained in Volume 1 of the Meath County Development Plan 2013-2019
allocates 239 no. units (which include 50% headroom) to Ratoath over the lifetime of the
Plan. Table 17 is an extract from Table 2.4 of the Core Strategy as it relates to Ratoath.
Table 17: Housing Allocation and Zoned Land Requirements for Ratoath
Household
Allocation
2013-2019

Av. Net
Density
Applicable
Unit/ha

Quantity of
Residential
Zoned
Land
Required

239

25

9.6

Available
Land
Zoned for
Residential
Use (ha)
23.3

Available
Land
Zoned for
Mixed Use
incl.
Residential
(ha)4
3.0

Total
Available
Zoned
Land
(ha)

Deficit
/
Excess
(ha)

26.3

16.7

According to Table 2.5 of the County Development Plan, there were 311 no. units with
planning permission in Ratoath at the time of preparation of the Meath County Development
Plan 2013-2019.
It is clear from Table 17 above that there was an excess of residential zoned land contained
in the Local Area Plan for Ratoath as adopted in 2009 in comparison to that now required to
satisfy the household allocation provided for in the Core Strategy. The Ratoath Local Area
Plan is legally obliged to be consistent with the Meath County Development Plan, its Core
Strategy and with the household projections and population growth contained therein. Thus
an evaluation of the residential zoned lands was carried out in order to establish an order of
priority to govern the release of those lands.

2.0 Residential Land Evaluation
The amended land use zoning objectives map has identified the lands required to
accommodate the household allocation of 239 no. units provided for under the Core Strategy.
It should be noted that there is headroom already included in the household allocations of
50% and thus there is no justification for the release of any additional lands over and above
those specified in Table 17 and illustrated on the zoning map for Ratoath. The requirement
for any further release of residential zoned land in Ratoath will be assessed following the
making of the next County Development Plan in line with the population projections
contained therein. The sites that were evaluated are detailed in Table 18. The location of
these lands is illustrated on the maps in Appendix 2 to Volume 5 (Residential Land Evaluation
Maps).
The land evaluation that took place in Ratoath is based on a sequential approach to urban
expansion. This ensures that development will be directed in the first instance to lands
closest to the town centre and adjacent to the built up area of the town. Appendix 2 includes
a map which illustrates this sequential approach. The sites that were evaluated are detailed
in Table 18 while Table 19 details the yield from lands included for release in Phase I. All
other lands with the benefit of a residential land use zoning objective are identified as Phase
II (Post 2019) and are not intended for release within the life of this Development Plan.
Note that the figure entered represents 30% of the total available mixed use land zoning,
reflecting that residential uses would be a subsidiary use in these zoning categories that
relate to town and village centre sites and edge of centre sites.
4
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Table 18: Description of individually zoned available sites evaluated
Site
Location
Hectares
A
West of R155 (northern side of Ratoath)
2.77
B
North of Main Street
1.36
C
North of R125
2.3
D
East of Fox Lodge Manor
1.41
E
South of R125
1.34
F
Framework Plan lands south of R125
7.64
G
South of Ratoath Community College
0.63
H
East of R155 (southern side of Ratoath)
7.48
The potential yield set down in Table 19 is based on a density of 25 units per hectare in
accordance with the Meath County Development Plan 2013-2019 (Table 2.4 refers). Each
application for residential development will however be assessed on its own merits through
the development management process. The total yield accruing from the sites ranked 1-5 is
239 no. units and the total area of available land is 10.16 hectares (based on 30% of the land
in site F being available for residential purposes).
Table 19: Yield residential lands evaluated
Site
Zoning
Land Area (ha)
Density
A
A2 & A1
2.77
25
B
A2
1.36
25
C
A2
2.3
25
Framework
F
7.64
25
Plan Lands
G
A2
0.63
25
D
A2
1.41
25
E
A2
1.34
25
H
A2
7.48
25

Yield
82
34
57

Phase
I
I
I

51

I

15
35
33
187

I
II
II
II
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