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1. Introduction 
The purpose of this report is to consider the applicability of Strategic Environmental Assessment 
(SEA) requirements in relation to the Draft Ballyminion Masterplan in the context of the relevant 
regulations1.   

1.1 BALLYMINION MASTERPLAN 

The proposed Ballyminion Masterplan attempts to reconcile traditional planning approaches with 
the regeneration concept within the existing planning framework provided by the Longford County 
Development Plan and Longford Town and Environs Local Area Plan 2016. The draft plan addresses 
potential uses for areas of the site in line with existing land-use zoning provisions, followed by a 
detailed outline of each use and its potential application across each regeneration pillar.  Projects 
are proposed and appropriate funding streams identified in this context to further progress these 
opportunities as they arise, which will be subject to the normal planning permission and 
environmental assessment requirements and thresholds to progress. 

The masterplan is not subject to mandatory SEA provisions, not being a local area plan (for areas 
greater than 10,000 population) or constituting a variation to a County Development Plan. As such 
and in line with EPA guidance, the following sets out an assessment of the provisions of the draft 
masterplan in the context of the criteria contained at Schedule 1 of SI 435 of 2004.  

Description of Study Area 
The Ballyminion area is located to the 
southwest of Longford town, bounded to 
the north by the N5, the N63 to the south, 
railway line to the east and an existing 
local lane to the west.  

The area covers approximately 44ha and is 
(109 acres) and is characterised by a 
diversity of land uses, in particular the 
heavy vehicular uses to the north and 
south east and the residential/pedestrian 
centred uses to the southwest.  The 
Gleann Riada Housing estate is 
disconnected from the town centre and 

consists of some 70 dwelling units, some of which are 
derelict and others in poor repair.  

The area is primarily zoned for site resolution under the 
current CDP and LAP for the area but also takes in 
Commercial-Industrial and industrial lands.  Designated 
primarily as strategic site 6 in the LAP, this plan will also 
look at the surrounding areas and the potential for 
synergies with strategic site 7 (Athlone Road) in 
particular. 

There is a diversity of existing land uses on the site. The 
area is visually dominated by the extensive derelict lands where construction has commenced 
and/or where construction waste is apparent.  The large scale structure that houses Pulse Logistics 

                                                           
1 SI 435 (Annex II Schedule 1) & 436 (Schedule 2A) of 2004  
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(formerly Flancare) combined with the extent of poorly maintained open spaces, sets a visual scale 
that is at odds with the residential estate creating an isolated “island” effect that is reinforced by the 
lack of any physical or visual connectivity with the town or other similar scale uses.   

The site is bisected by a link between the two national roads that may be considered by TII at a 
future date, essentially serving as the Town’s southern bypass.  The strategic nature of this link in its 
national and regional context and the fact that it serves as an alternative route for HGV’s that cannot 
navigate under the railway bridge, combined with the position of Pulse logistics and Corrib Oil on the 
eastern portion of the site, generate large volumes of heavy traffic and create an uninviting 
pedestrian environment. The area has been identified in the Draft Longford Walking and Cycling 
strategy as requiring enhanced links to encourage more sustainable transport patterns. 

The Athlone road adjacent contains predominantly industrial commercial land uses and presents 
significant challenges in the creation of coherent and meaningful connections between areas and 
the town core. 

The area is subject to a significant flood risk zone (as per SFRA carried out as part of the LTELAP in 
2016) which is an important consideration in the implementation of future development. 
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2. Characteristics of the Draft Masterplan 
The characteristics of the masterplan are outlined hereunder with regard to the provisions of 
Schedule 1 of SI 435 of 2004 that sets out the criteria for whether a plan or programme (or 
modification thereto) is likely to have significant effects on the environment. 

2.1 DEGREE TO WHICH THE PLAN SETS THE FRAMEWORK FOR PROJECTS AND OTHER 
ACTIVITIES EITHER WITH REGARD TO LOCATION, NATURE, SIZE AND OPERATING 
CONDITIONS OR BY ALLOCATING RESOURCES 

The Draft plan is set within the planning hierarchy as outlined hereunder and this document should 
be read in conjunction with: 

 The County Development Plan (as varied) and associated AA, SEA and SFRA documents2; and 
 The Longford Town and Environs LAP and associated SEA Environmental Report, Stage 2 AA 

Natura Impact Report and SFRA3. 

It should be noted that this masterplan does not proposed to alter existing land zonings or rezone 
lands in the area. Current zonings are as set out in the Longford County Development Plan 2015-
2021 and reiterated by character areas defined in Longford Town and Environs Local Area Plan 
2016-2022 . 

2.1.1 Longford County Development Plan 2015-2021 Overview 
The Longford County Development Plan 2015-2021 is a high level plan that provides a framework for 
the sustainable development within County Longford. Apart from the details and zoning maps for 
the core settlement strategy, the Plan does not prescribe the particular locations of any 
developments of infrastructure. Overall, the Plan underpins the development of housing, 
communities and urban centres with supporting transport, water, waste, energy and communication 
infrastructure within the County. 

The Plan has been prepared by Longford County Council and comprises of a written document with 
maps, and various appendices including zonings and policy for the County’s settlements and County 
Housing and Retail Strategies. 

The Plan contains a Core Strategy and various other strategies including those related to Settlement 
and Retail. Additional provisions are also included under the headings of Economic Development, 
Infrastructure and Environment, Heritage and Amenities. 

The Core Strategy contained in the Plan articulates a medium to longer term evidence and 
quantitatively based strategy for the spatial development of County Longford, whilst demonstrating 
consistency with national and regional development objectives. 

The County Development Plan has already been subject to detailed SEA, AA and SFRA processes and 
the relevant reports are available at http://www.longfordcoco.ie/Services/Planning/Development-
Plan-2015-2021/ 

2.1.2 Longford Town and Environs Local Area Plan 2016 
The Longford Town and Environs LAP was adopted in September 2016 and incorporated by variation 
into the Longford County Development Plan 2015-2021. The LAP sets out character areas within 
which the relevant land-use zoning classes defined in the CDP are grouped. This draft masterplan 
                                                           
2 http://www.longfordcoco.ie/Services/Planning/Development-Plan-2015-2021/ 
 
3 http://www.longfordcoco.ie/services/planning/development-plan-2015-2021/associated-assessments/ 
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works within these defined land-use classes and does not propose to alter the land-use planning 
regime in the area. The Longford Town and Environs Local Area Plan was subjected to detailed SEA, 
AA and SFRA processes, the outcome of which are available at 
http://www.longfordcoco.ie/Services/Planning/Planning-Documents/Longford-Town-and-Environs-
Local-Area-Plan/ 

The following extracts from the LTELAP outline specific policy relating to the plan area, which were 
identified as “Strategic Sites” for masterplan development in the LAP:  

STRATEGIC SITE 6 – BALLYMINION NEIGHBOURHOOD CENTRE 

This area is remote from the town core, with no sustainable transport access and has 
received considerable adverse media attention over recent times in terms of the quality of 
its built environment. It is proposed that the site resolution objective zoning remains and 
that the site is developed in conjunction with strategic site 7 below.  

The Gleann Riada area should be 
addressed as a matter of priority, 
with enhanced physical and visual 
connections between the estate, 
its surroundings and the town. 
Approaches to the estate should 
be upgraded in accordance with 
the DMURS and should 
incorporate screening for noise 
and visual impact (in accordance 
with the adopted noise plan) from 
the adjacent N5 national primary 
route and the existing large 
Flancare distribution facility. The 
access road between the N5 and 
N63 has been taken in charge by 

Longford County Council and should also be considered in this context should this become part of 
the national road network, effectively acting as a southern by-pass route. 

The primary aims of this masterplanning on this site will be to:  

 Create an attractive built environment and public realm – instil a sense of pride in the residents and owners 
and promote future investment in the area 

 Develop secure, attractive and accessible pedestrian-scaled physical and visual links with the adjacent 
primary care centre and from both into the town core, without reliance on vehicular transport (in 
accordance with DMURS). 

 In conjunction with the development of the Ballyminion/Flancare strategic site, develop fresh solutions to 
benefit the existing community on a pilot basis before expansion to the wider town and environs area. This 
could include innovative proposals and pilot initiatives in the areas of water conservation and renewable 
energy development. 

 Promote the development of neighbourhood level facilities serving the residents and wider public using 
the adjacent primary care and employment areas on the Athlone road, such as a local convenience shop 
and crèche, playground and other community facilities, building upon existing uses to create a cohesive 
neighbourhood centre.  
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STRATEGIC SITE 7 - ATHLONE ROAD INDUSTRIAL/COMMERCIAL  AREA 

The Athlone Road approach into the town is characterised by large industrial commercial-type 
structures of various types and finishes, mismatched boundaries and some poorly maintained 
buildings and sites.  

This is one of the more heavily trafficked routes in and out of the Town and therefore has a high 
visibility and profile that could be utilised in a more positive way to promote the town.   

 

The residential area at Gleann Riada is a particular issue and consideration of the residents in this 
area should be central to any proposals for this area. 

 Lighting, footpath and road improvements should be progressed in the area, in addition to an overall scheme that will 
promote the repair, maintenance and coordination of boundaries and vacant sites focusing on the area from the 
Cloontirm Road in the south to the Railway Bridge and onto the Hazelwood shopping centre in the north. These 
improvements should include more pedestrian facilities and street furniture to create a more human scale 
environment, particularly out to the Primary Care Centre and Gleann Riada housing estate (see specific site 6 above). 
This scheme should conform to an overall theme that designates the area as a specific quarter for development, 
where innovation will be encouraged and promoted. 

 An holistic approach should be employed in this area, addressing the reconciliation of the various uses in this area and 
its surrounds, including the promotion of the relocation of town centre uses to more appropriate core locations and 
vice versa (religious institutions, retail, communications industry) .  

 The installation of a range of appropriate and innovative land uses should be considered for this area on a pilot basis in 
tandem with the Midland Energy Agency/SEAI.  
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2.1.3 Relationship with other Relevant Plans and Programmes 
The need for a masterplan for the Ballyminion area is set out under the Longford Town and Environs 
Local Area Plan, as adopted by Longford County Council in September 2016.  These were identified 
under the eight strategic sites that would, if appropriately promoted, have the potential to positively 
impact on the overall development of Longford town into the future. 

This draft masterplan follows the planning context as set out in the existing hierarchy, making it 
relevant at a local, implementation level. The future development of the site in the context of its 
form and function within the overall settlement, requires coordination both spatially and cross-
departmentally to address issues and develop a joint approach to site resolution, while targeting 
maximum funding potential in line with the implementation provisions at Section 5 of the Longford 
Town and Environs Local Area Plan (LTELAP).  

This draft has also considered the actions contained in the Local Economic and Community Plan and 
has aligned proposals with these where relevant. 

2.1.4 National Planning Guidelines 
All relevant National Planning guidance has been incorporated into the preparation of the proposed 
masterplan and through the hierarchy of plans to which this proposed plan is subordinate. 

2.2 DEGREE TO WHICH THE PLAN INFLUENCES OTHER PLANS, INCLUDING THOSE IN 
A HIERARCHY AND RELEVANCE FOR THE INTEGRATION OF ENVIRONMENTAL 
CONSIDERATIONS IN PARTICULAR WITH A VIEW TO PROMOTING SUSTAINABLE 
DEVELOPMENT 

As stated in the section 2.1 above, the Draft Masterplan sits within a Statutory planning hierarchy. 
The plan sets out potential options and guidance based on consultation, potential land activation 
mechanisms and available funding streams. The adopted policy provisions within these higher order 
plans will remain the framework within which decisions will be made in terms of land use provisions 
and assessment of proposed development in the area. 

Proposed recommendations arising out of the draft masterplan may give rise to actions requiring 
mandatory SEA, such as the proposed designation of a regeneration area that would facilitate the 
implementation of land activation mechanisms such as the vacant site levy. In this instance, a 
variation of the County Development Plan would be required and would be subject to the 
mandatory provisions set out under SI 436 of 2004 (Planning and Development (Strategic 
Environmental Assessment) Regulations. 
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2.3 RELEVANT ENVIRONMENTAL PROBLEMS  

There are no strategically significant environmental problems identified in relation to the Draft 
Masterplan area. 

Water Services 

The lands are currently adequately serviced by the water and wastewater services infrastructure  

Surface Water Drainage 

The lands currently experience flood related issues, however these have been addressed in the land-
use zoning arrangements put in place by the LTELAP that governs the development of the area with 
regard to the constrained land use object that restricts development within the relevant flood zones.  
Future planned development in the area will be required to comply with this zoning and address 
flood risk in accordance with the relevant ministerial guidelines. 

There is significant surfacewater drainage pattern within the area, much of which was installed by 
conditions on previous planning permissions, some of which have been implemented. The Draft 
Masterplan is subject to the provision of the SFRA carried out as part of the LTELAP and will not, 
therefore alter this regime. 

The recent CFRAM for the area did not have any recommendations for the area, however the most 
recent floodmaps available have been used in the preparation of the SFRA for the area under the 
LTELAP. 

Groundwater vulnerability 

Groundwater Vulnerability in the masterplan area is classified as Low to Moderate by the GSI 

Conservation and Heritage 

There are no SAC, SPA or NHA in the masterplan area. The following sites are within 15km of the 
Masterplan boundary 

National Heritage Area/Proposed 
NHA 
 

Special Area of Conservation 
/Proposed SAC 
 

Special Protected Area 
 

Royal Canal < 500m 
 

Brown Bog < 2km 
 

Ballykenny Fisherstown Bog < 5km 
 

Derrymore Bog < 3km 
 

Mount Jessop < 4km 
 

Lough Ree < 13km 
 

Carrickglass Demesne < 4km 
 

Lough Forbes Complex < 5km 
 

 

Mount Jessop < 4km 
 

Lough Ree < 13km 
 

 

Lough Forbes Complex < 5km 
 

  

Lough Ree < 13km 
 

  

 

There are no records from the Record of Protected Structures, National Inventory of Architectural 
heritage or National Monuments Service within or adjacent to the masterplan area 
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Landscape Designations 

The Masterplan area is located within Landscape Character Area 4 – Central Corridor as designated 
at Annex 4 of the CDP 2015-2021 (http://www.longfordcoco.ie/Services/Planning/Development-
Plan-2015-2021/Annexes/Annex-4-Landscape-Character-Assessment.pdf).  

This is a robust character area with capacity for a range of development as outlined under the 
headings below: 

Threats 

 Pollution of Groundwater sources in the vicinity of the aquifer to the north of Longford Town 
 Loss/fragmentation of important agricultural land/tree stands and woodlands 
 Continued ribbon development in pressure areas 

Opportunities 

 High capacity for absorption of additional development 
 Existing strong urban network upon which settlement strategy can be based 

Policy Responses 

 Restriction of development in pressure areas 
 Relaxed restrictions in areas of high capacity 
 Groundwater protection scheme to be installed around potential groundwater supplies 
 Important areas of agricultural land to be identified and protected from further 

fragmentation  
 Encourage use of existing large-scale communications infrastructure for future proposed 

developments 

Residential Development 

The Masterplan area contains the Gleann Riada housing estate and surrounding lands which have 
been designated in the County Development Plan and Local Area Plan for site resolution and 
strategic regeneration and are addressed within the current core strategy. The Masterplan will not 
therefore alter the existing statutory provisions for residential development in the area but rather 
identify appropriate and feasible uses in conjunction with developers and landowners that are 
compatible with the existing framework and will further the objectives contained within these higher 
order statutory plans to improve residential amenity in the area, through available funding 
initiatives, land assembly proposals and potential land activation mechanisms. 

Invasive Species 

The Environmental section have identified an isolated stand of Japanese Knotweed on the site that 
will be highlighted as part of the recommendations made in the draft masterplan and will form a 
consideration as part of any development proposals to be assessed under the provisions of LTELAP 
and CDP policy.  

Unauthorised Dumping and Anti-Social behavior 

There have been incidences of unauthorized dumping and occupation of the masterplan area over 
the last number of years. These issues are being investigated by the relevant departments and 
addressed as appropriate. The masterplan will make further recommendations in this regard in the 
context of the current planning framework and the powers available to the Local Authority. 
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Vacancy and Dereliction 

The masterplan area contains substantial tracts of vacant and derelict land which has been identified 
in the existing planning framework and acknowledged in the site resolution zoning applied through 
the CDP and the strategic site designation in the LTELAP. This will be addressed as part of the current 
process through engagement with the relevant landowners and agencies and will form the basis of 
recommendations within the current planning framework to be contained within the Draft 
masterplan. Amendments to the planning framework required as a result will be subject to the 
relevant Environmental assessments. 

2.4 RELEVANCE FOR THE IMPLEMENTATION OF EU LEGISLATION ON THE 
ENVIRONMENT  

The proposed plan sits below the CDP and LTELAP, which are subject to and comply with a number 
of high level environmental protection policies and objectives.  

3.  Characteristics of likely effects  
The likely significant effects of land use zoning provisions in the area have been addressed in the 
respective SEA, AA and SEA of the CDP and LTELAP with respect to the  

 Probability, duration, frequency and reversibility, Cumulative and  Transboundary 
nature, of the effects 

 Risks to human health or the environment  

 Magnitude and spatial extent of the effects 

 Value and vulnerability of the area likely to be affected due to:  

 Special natural characteristics or cultural heritage 

 Exceeded environmental quality or limit values 

 Intensive land-use 

 Effects on area or landscapes which have a recognised national, European Union or 
international protection status. 

Negative environmental effects are not anticipated as a result of the implementation of the 
Masterplan once adopted. As proposed recommendations are aligned with and within the 
framework of the statutory planning hierarchy, potential environmental effects have been assessed 
and mitigated through respective SEA processes for both the CDP and LTELAP.  
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4. Conclusion 
This screening process has been carried out in accordance with the provisions of the EU 
Communities (Environmental Assessment of certain Plans and Programmes) regulations, SI 435 of 
2004 (as amended), assessment of plans and programmes where SEA is not a mandatory 
requirement. 

The of the SEA Screening process is that the Masterplan will not alter the existing statutory planning 
framework that currently applies to the area. Therefore, it is determined that SEA is not required to 
be undertaken on the Draft Masterplan. 

Submissions made by environmental authorities during the SEA screening consultation process have 
been taken into account in preparation of the final determination by Longford County Council 
(Competent Authority for the purposes of the regulations).  
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Strategic Environmental Assessment (SEA) Screening Determination under: 

Under Article 9 of the European Communities (Environmental Assessment of Certain Plans and Programmes) 
Regulations 2004 (SI No. 435 of 2004 as amended) for: 

Draft Ballyminion Masterplan 

A Strategic Environmental Assessment (SEA) Screening determination has been made by Longford County Council 
regarding The Draft Ballyminion Masterplan. 

Article 9 of the European Communities (Environmental Assessment of Certain Plans and Programmes) Regulations 2004 (SI 
No. 435 of 2004), requires, inter alia, a determination to be made as to whether the Draft Ballyminion Masterplan warrants 
the undertaking of SEA. 

Such a determination takes into account relevant criteria set out in Schedule 1 ‘Criteria for determining whether a plan or 
programme (or modification thereto) is likely to have significant effects on the environment’ of the SEA Regulations. 

The need for a masterplan for the Ballyminion/Athlone Road area is set out under the Longford Town and Environs Local 
Area Plan, as adopted by Longford County Council in September 2016.  These sites were identified under the eight 
strategic sites that would, if appropriately promoted, have the potential to positively impact on the overall development of 
Longford town into the future. 

The Masterplan does not propose to alter existing land zonings or rezone lands in the area. Current zonings are as set out 
in the Longford County Development Plan 2015-2021 and reiterated by character areas defined in Longford Town and 
Environs Local Area Plan 2016-2022. Potential uses referred to in this document are indicative only and fall within the 
provisions of the current statutory land-use framework 

The SEA screening process has found that: 

 The County Development Plan already provides for the development of sites and areas in need of development, 
regeneration and renewal - this change provides further detail on how what is already provided for in this regard will 
be achieved. There are no additional adverse effects arising from this masterplan (significant, potential or uncertain) 
that were not envisaged and mitigated by the SEA of that Plan. That SEA process successfully facilitated the 
integration of mitigation into the Draft Plan in order to contribute towards the protection of the environment. Positive 
effects arising from the development of sites and areas in need of development, regeneration and renewal (such as a 
reduced need to develop greenfield sites in sensitive locations) have already been envisaged by the SEA of the County 
Development Plan and include any potential interactions with the provisions of the Draft Longford Town and Environs 
LAP; and 
 

 On account of SEA Having been undertaken as part of the County Development Plan and Local Area Plan processes 
that govern the development of the area and the established European principle of subsidiarity4, it is determined that 
SEA is not required to be undertaken 

 

Consequently SEA is not required. 

 

An SEA Screening Report has been prepared which accompanies and has informed this determination.  

 

                                                           
4 SEA Directive 2001/42/EC: “With a view to avoiding duplication of the assessment, Member States should take account, where appropriate, of the fact 
that assessments will be carried out at different levels of a hierarchy of plans and programmes.” 


