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Appendix 1A
Lands Bounding Longford 
Town Environs

APPENDIX

This section should be read in conjunction with the Core Strategy 

Section of this Plan. The following zonings are indicative of 

the level and nature of development which is deemed by the 

Planning Authority to be appropriate to the area. 

The zonings are intended to be flexible, provided that the basic 

concepts of proper planning, residential amenity and good 

design practice are adhered to. Any proposed development 

should be compatible with the primary zoning use and not 

detract from the amenity of the area. These zonings should 

be read in conjunction with the Development Plan Standards, 

particularly in relation to design, materials, public open space 

and parking requirements. The Longford Town Plan and zonings 

with regard to the adjoining areas should also be referred to in 

relation to adjacent zonings/compatibility. 

The following zoning provisions should be read in consultation 

with the attached Zoning Map.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL LanD REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended.  

Proposals for new developments will not be considered over 

the lifetime of the current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a) The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is a 

clear discrepancy between the supply and release of 

residentially zoned lands and the demand for residential 

units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

sitE REsoLution objECtivE

to provide a mix of uses for the sustainable regeneration  

of the area.

This zoning allows for a redevelopment of the site to better 

provide for the community and residents’ needs including the 

provision of housing which is more in line with the traditional 

character and scale of development in the area, having regard 

for market demand, family accommodation requirements or the 

needs of older people or those with disabilities.

Any development proposal for the land will only be permitted 

where the development proposed is compatible with the existing 

development on the site and should aim to incorporate any 

of the following elements, that are appropriate to the site, in 

addition to the provision of residential accommodation; 
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inDustRiaL

to primarily provide for industrial/workshop and warehouse 

development including compatible uses such as offices and 

distribution. 

Zonings of industrial nature are indicative and are adaptable 

to the nature, size and requirements of future employment/

industrial development. The creation of local employment is 

the primary aim of this zoning. Hi-tech business/office and light 

industrial developments will be considered within this zoning. 

inDiCativE FLooD ZonE 

Proposals for development on lands identified as Indicative 

Flood Zone shall complete a Justification Test of a site specific 

detailed Flood Risk Assessment which clearly demonstrates the 

suitability of the lands to be developed in accordance with the 

requirements of the Flood Risk Management Guidelines 2009.

The zoning of these lands is subject to the satisfactory 

completion of the above criteria. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below1 shall be complied with as appropriate.

1 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

 Floor Levels 

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.When designing an extension or 

modification to an existing building, an appropriate flood 

risk reduction measure shall be specified to ensure the 

threshold levels into the building are above the design flood 

level. However, care must also be taken to ensure access 

for all is provided in compliance with Part M of the Building 

Regulations. Where threshold levels cannot be raised to the 

street for streetscape, conservation or other reasons, the 

 – Community or resident needs (including education, childcare, 

healthcare, special needs housing etc);

 – Opportunities for local business and enterprise; 

 – Active and passive recreation and amenity; 

 – Community facilities (properties could be rented for 

community development, crèches, childcare, drop-in centres, 

education, after-school care, training);

 – Local shop facilities where such facilities would be 

commercially viable.

Any development proposal for the site must be accompanied 

by a phasing scheme for the works including proposals for the 

protection of the residential amenities of existing residents in 

the area. 

Potential developers are advised to consult with the Planning 

Authority regarding any proposed site resolution developments 

at the preplanning stage.

RECREation, amEnity anD gREEn sPaCEs

to primarily provide for recreational open space and 

ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors. The proposed utilisation of 

the River Camlin and Royal Canal as a walk and park would 

provide a recreational backbone to the town which would 

provide a wildlife corridor and a potential link to other 

walking routes, facilitating the establishment of a pedestrian 

network of pathways. 

The zoning further facilitates the protection of existing 

green areas and public open spaces which provide for the 

passive and active recreational needs and provides for the 

use of such land or such facilities for games, educational and 

recreational purposes. 

soCiaL/Community

to primarily provide for social and community facilities in 

addition to sporting and recreational facilities.

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, creches, nursing 

homes etc. and also allows for the extension of existing 

sporting, recreational and cultural facilities. 

hi-tECh/Light inDustRiaL/EmPLoymEnt gEnERating

to primarily provide for hi-tech/Light industrial and 

employment generating uses.

Zonings of this nature are indicative and are adaptable to the 

nature, size and requirements of future employment/hi-tech 

industrial development. The creation of local employment and 

generation of economic development is the primary aim of 

this zoning. Hi-tech business/office will be considered within 

this zoning.

The provision of developments within this zoning shall be 

designed to the highest architectural standards and will be 

flagship in terms of quality, employment and status.

The provision of any development within this zoning is subject 

to the protection of the N4 Mullingar to Roosky corridor and 

potential developers are advised to consult with the Planning 

Authority regarding any proposed developments at the 

preplanning stage.

EmPLoymEnt/mixED usE

to primarily provide for employment generating uses 

(office/light industrial/commercial) and residential where 

appropriate.

Development carried out under this zoning should have regard 

to the dual use of the zoning, and adaptable to the nature, size 

and requirements of future employment/mixed use development. 

Developers should be cognisant of the high profile location of 

this zoning and design, siting and materials should be chosen 

accordingly. 

inDustRiaL/CommERCiaL

to primarily provide for industrial development with a 

possible element of commercial/retail development.

The dual zoning is weighed towards industrial development, 

with allowances made for ancillary commercial development. 

Larger scale commercial development under this zoning will 

require the preparation of a detailed plan for the area involved 

prior to consideration, and, in particular, retail, to be considered 

in the light of the findings of the retail strategy. 
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design shall specify a mixing of uses vertically in buildings - 

with less vulnerable uses located at ground floor level, along 

with other measures for dealing with residual flood risk.

 internal Layout 

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level. With the 

exception of single storey extensions to existing properties, 

new single storey accommodation shall not be deemed 

appropriate where predicted flood levels are above design 

floor levels. In all cases, specifications for safe access, 

refuge and evacuation shall be incorporated into the design 

of the development.

 Flood-Resistant Construction 

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

 The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

 The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

 Flood-Resilient Construction 

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

 This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

 Emergency Response Planning 

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

– Applications for developments in flood vulnerable  

zones shall provide details that the following measures 

will be put in place and maintained:

– Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people  

where they live and work;

– Coordination of responses and discussion with  

relevant emergency services i.e. Local Authorities,  

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

– Awareness of risks and evacuation procedures and the 

need for family flood plans.

 access and Egress During Flood Events 

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

– flood escape routes have been kept to publicly 

accessible land.

– such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

– this information will be provided in a welcome pack to 

new occupants.

 Further information 

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Key Service Town 
Granard

Granard is a County growth centre with a regional element 

acting as an important driver for local economies in the area, 

with well established economic, administrative and social 

functions. The town performs important retail, residential, 

service and amenity functions for local rural hinterlands and 

supports the principal town of Longford. 

Strong emphasis will be placed on the growth of the local 

economy in Granard and the development of its vital 

administrative and social functions to support and complement 

growth in the region, developing and enhancing synergistic links 

with the adjacent Border Region. 

Zoning 

The zonings contained within this document and illustrated on 

the accompanying map are indicative of the level and nature of 

development which is deemed by the Planning Authority to be 

appropriate to the area. The development envelope shown is 

indicative of areas within and on the outskirts of the town that 

the planning authority consider appropriate for development, 

while satisfying the objectives of local, regional and national 

policy as contained in the relevant development plans and 

guidelines. The zonings are intended to be flexible and provided 

that the basic concepts of proper planning, residential amenity 

and good design practice are adhered to. Any proposed 

development should be compatible with the primary zoning use 

and should not detract from the amenity of the area. 

Zonings should be read in conjunction with the Development 

Plan Design Standards, particularly in relation to design, 

materials, public open space and parking requirements.

The following zoning provisions should be read in consultation 

with the attached Zoning Map.

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

It is considered appropriate that existing residential areas 

are augmented and areas where gaps or “leapfrogging” of 

development have occurred are infilled, and the town be 

consolidated for the purposes of an appropriate and sustainable 

town structure, creating a clear urban/rural divide.

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of residential lands in order 

to facilitate their future access and development.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b) and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is a 

clear discrepancy between the supply and release of 

residentially zoned lands and the demand for residential 

units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

siting and materials should be chosen accordingly.

It is the policy of council to ensure maximum pedestrian 

permeability between the Main Street, Barrack Street and 

ancillary areas throughout the town centre. In this regard 

the pedestrian use of existing archways, lanes and passages, 

and the development of new non-vehicular linkages between 

Main/Barrack Street and backland and/or infill development 

and parking areas will be promoted, particularly where 

passive overlooking, active frontages, adequate lighting 

and security can be reasonably achieved. Developers will be 

required to facilitate such access where possible as part of any 

development proposal. 

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of commercial/residential 

lands in order to facilitate their future access and development.

inDustRiaL / CommERCiaL / WaREhousing 

To primarily provide for industrial/workshop, warehouse and 

commercial or business development including compatible uses 

such as offices and distribution

Zonings of industrial nature are indicative and are adaptable 

to the nature, size and requirements of future employment/

industrial development. The creation of local employment 

opportunities is the primary aim of this zoning. Hi-tech business/

office, and light industrial developments will be considered 

within this zoning. In certain instances brownfield sites of a 

strategic nature may be considered for business use subject to 

compliance with all relevant development control standards. 

The term ‘Commercial’ does not include traditional commercial 

functions that should locate within the town core. 

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of industrial lands in order 

to facilitate their future access and development.

stRatEgiC inDustRiaL REsERvE

To provide for the longer term industrial/workshop, warehouse 

and commercial or business development including compatible 

uses such as offices and distribution 

Lands zoned for the purposes of Strategic Industrial Reserve may 

be considered to meet longer term industrial needs of the area 

outside of the current Plan period. New industrial development 

of a substantial nature is not considered appropriate on these 

lands however in limited circumstances where live permissions 

for industrial development exists under this zoning, the life of 

said permission may be extended having regard to the provisions 

of the Planning and Development Acts 2000 – 2010.

Proposals for single small scale industrial units <500m2 

are considered appropriate on these lands where it can be 

demonstrated that such provision would not compromise the 

future ability of the adjoining lands to be developed as part of 

an overall scheme and that the development would integrate 

successfully with any future development. In addition where it 

has been clearly justified and demonstrated, to the satisfaction 

of the Planning Authority, that there is a clear discrepancy 

between the supply and release of industrial zoned lands and 

the demand for specific industrial development, consideration 

will be given to the release of lands zoned Strategic Industrial 

Reserve for these purposes. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities
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2 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

 Floor Levels 

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

 When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

 Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

 internal Layout 

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

 With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

 In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

 Flood-Resistant Construction 

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

 The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

 The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

 Flood-Resilient Construction 

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

 This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials  

(e.g. blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

 Emergency Response Planning 

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

– Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

– Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

– Coordination of responses and discussion with  

relevant emergency services i.e. Local Authorities,  

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

– Awareness of risks and evacuation procedures  

and the need for family flood plans.

 access and Egress During Flood Events 

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

– flood escape routes have been kept to publicly 

accessible land.

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, etc.

RECREation, amEnity anD gREEn sPaCEs

To primarily provide for recreational open space and  

ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces  

which provide for the passive and active recreational needs  

and provides for the use of such land or such facilities for 

games, educational and recreational purposes. 

The proposed utilisation of the Motte as a public park would 

provide a strong recreational element required for the town, 

with the potential to establish a wildlife corridor and a potential 

link to other walking routes, facilitating the establishment of a 

pedestrian network of pathways. 

RoaD objECtivE 

to facilitate the provision of necessary road infrastructure

A strategic road corridor will be reserved to facilitate the 

provision of a relief road to bypass the town along the N55. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones. 

 

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below2 shall be complied with as appropriate.
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– such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

– this information will be provided in a welcome pack to 

new occupants.

 Further information 

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Service Town 
Edgeworthstown

Edgeworthstown serves a wide hinterland providing important 

local level residential, retailing, social and leisure functions to 

its rural hinterland as well as facilitating service provision and 

accommodation where major transport nodes are present.

Emphasis will be placed on maintaining and enhancing 

Edgeworthstown’s role as a service town, by way of orderly 

sustainable expansion commensurate with its position in the 

urban hierarchy.

The zonings contained within this section and illustrated on 

the accompanying map are indicative of the level and nature 

of development which is deemed by the Planning Authority to 

be appropriate to the area. The development envelope shown 

is indicative of areas that the planning authority consider 

appropriate for development, while satisfying the objectives of 

local, regional and national policy as contained in the relevant 

development plans and guidelines. The zonings are intended to 

be flexible provided that the basic concepts of proper planning, 

residential amenity and good design practice are adhered to. 

Any proposed development should be compatible with the 

primary zoning use and should not detract from the amenity of 

the area. 

Zonings should be read in conjunction with the Development 

Plan Design Standards, particularly in relation to design, 

materials, public open space and parking requirements.

The zoning provisions for each settlement should be read in 

consultation with the attached Zoning Maps.  

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

The spatial structure of the development shall also consider 

characteristics of the existing built fabric. Accordingly, 

consideration shall be given to principle features such as 

Edgeworthstown House and its setting, Mostrim Rectory and the 

existing buildings located along the town’s main street, ensuring 

the creation of a unique and appropriate environment that does 

not undermine the local sense of place.

It is considered appropriate that existing residential areas 

are augmented and areas where gaps or “leapfrogging” of 

development have occurred are infilled (most noticeable on 

the western approaches into the settlement), and the town be 

consolidated for the purposes of an appropriate and sustainable 

town structure, creating a clear urban/rural divide.

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of residential lands in order 

to facilitate their future access and development.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended.  

Proposals for new developments will not be considered over 

the lifetime of the current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where:

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is a 

clear discrepancy between the supply and release of 

residentially zoned lands and the demand for residential 

units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL / REsiDEntiaL 

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should  

be cognisant of the high profile locations of this zoning and 

design, siting and materials should be chosen accordingly.  

All development in this regard will be subject to sequential test.

inDustRiaL / CommERCiaL / WaREhousing 

to primarily provide for industrial/workshop, warehouse and 

commercial or business development including compatible 

uses such as offices and distribution

Zonings of industrial nature are indicative and are adaptable 

to the nature, size and requirements of future employment/

industrial development. The creation of local employment 

opportunities is the primary aim of this zoning. Hi-tech business/

office, and light industrial developments will be considered 

within this zoning. 

In certain instances brownfield sites of a strategic nature may 

be considered for business use subject to compliance with all 

relevant development control standards. The term ‘Commercial’ 

does not include traditional commercial functions that should 

locate within the town core. 

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of industrial lands in order 

to facilitate their future access and development.

stRatEgiC inDustRiaL REsERvE

to provide for the longer term industrial/workshop, 

warehouse and commercial or business development 

including compatible uses such as offices and distribution 

Lands zoned for the purposes of Strategic Industrial Reserve may 

be considered to meet longer term industrial needs of the area 

outside of the current Plan period. New industrial development 

of a substantial nature is not considered appropriate on these 

lands however in limited circumstances where live permissions 

for industrial development exists under this zoning, the life of 

said permission may be extended having regard to the provisions 

of the Planning and Development Acts 2000 – 2010.

Proposals for single small scale industrial units <500m2 

are considered appropriate on these lands where it can be 

demonstrated that such provision would not compromise the 

future ability of the adjoining lands to be developed as part of 

an overall scheme and that the development would integrate 

successfully with any future development. In addition where it 

has been clearly justified and demonstrated, to the satisfaction 

of the Planning Authority, that there is a clear discrepancy 

between the supply and release of industrial zoned lands and 

the demand for specific industrial development, consideration 

will be given to the release of lands zoned Strategic Industrial 

Reserve for these purposes. 

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, etc.

RECREation, amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures
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3 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

– Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

– Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

– Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and

– Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

 Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

– flood escape routes have been kept to publicly  

accessible land. 

 

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

The protection of the Black River through the inclusion of a 

Buffer Zone will slow and filter any run-off into the watercourse, 

maintain an important wildlife corridor and enhance aesthetics 

of the area. 

RoaD objECtivE 

to facilitate the provision of necessary road infrastructure

A road reserve has been provided to facilitate the provision of 

an additional arm to the existing roundabout on the N4 to allow 

for the future connection to the proposed N4 Mullingar Rooskey 

National Route.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines  

 

 

 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below3 shall be complied with as appropriate.
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– such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

– this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Local Service Towns

These towns have attractive streetscapes, physical settings 

and heritage buildings that present a strong visual character. 

They have an important role in the provision of local level 

retailing, social and leisure functions and local services to 

wider rural hinterland. 

Emphasis shall be placed on the maintenance and enhancement 

of strong visual character and built fabric in theses towns.

The zonings contained within this section and illustrated on 

the accompanying map are indicative of the level and nature 

of development which is deemed by the Planning Authority to 

be appropriate to the area. The development envelopes shown 

are indicative of areas that the planning authority consider 

appropriate for development, while satisfying the objectives of 

local, regional and national policy as contained in the relevant 

development plans and guidelines. The zonings are intended to 

be flexible provided that the basic concepts of proper planning, 

residential amenity and good design practice are adhered to. 

Any proposed development should be compatible with the 

primary zoning use and should not detract from the amenity of 

the area. 

Zonings should be read in conjunction with the Development 

Plan Design Standards, particularly in relation to design, 

materials, public open space and parking requirements.

The zoning provisions for each settlement should be read in 

consultation with the attached Zoning Maps. 

Ballymahon

Ballymahon is located on the River Inny to the east of Lough 

Ree, and is situated almost centrally between the large 

settlements of Athlone to the south-west, Mullingar to the east 

and Longford to the north. The town is served by an adequate 

road network- the national secondary route (N55) from Athlone 

to Cavan passes through the town as well as the regional route 

(R392) from Lanesboro to Mullingar, which generates steady 

levels of traffic through the settlement. Ballymahon exhibits 

a typical market town structure, based around a strong linear 

north-west/south-east axis. The main commercial activity is 

contained within a central core. 

Zoning

 

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

It is considered appropriate that existing residential areas 

are augmented and areas where gaps or “leapfrogging” of 

development have occurred are infilled (most noticeable on 

the north western and south western approaches into the 

settlement), and the town be consolidated for the purposes of 

an appropriate and sustainable town structure, creating a clear 

urban/rural divide.

Requirements will be imposed in relation to the provision of 

interconnecting public open spaces in connection with larger 

residential developments, with particular emphasis on riverside 

access and walking routes, as outlined under the Recreational 

designation. 

Open space shall be designed with the following concepts in 

mind: safety, security, usability, access to the river, wildlife and 

habitat protection, character creation/preservation.

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of residential lands in order 

to facilitate their future access and development.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a) the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the ability 

of the wider area of zoned land to be developed in the 

future, 

c)  and the dwelling would easily integrate with the existing 

and future development of the lands and those in the 

vicinity.

3.  In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

sitE REsoLution objECtivE

to provide a mix of uses for the sustainable regeneration  

of the area.

This zoning allows for a redevelopment of the site to better 

provide for the community and residents needs including the 

provision of housing which is more in line with the traditional 

character and scale of development in the area, having regard 

for market demand, family accommodation requirements or the 

needs of older people or those with disabilities.

Any development proposal for the land will only be permitted 

where the development proposed is compatible with the existing 

development on the site and should aim to incorporate any 

of the following elements, that are appropriate to the site, in 

addition to the provision of residential accommodation;

 – Community or resident needs (including education, childcare, 

healthcare, special needs housing etc);

 – Opportunities for local business and enterprise; 

 – Active and passive recreation and amenity; 

 – Community facilities (properties could be rented for 

community development, crèches, childcare, drop-in centres, 

education, after-school care, training);

 – Local shop facilities where such facilities would be 

commercially viable.

Any development proposal for the site must be accompanied 

by a phasing scheme for the works including proposals for the 

protection of the residential amenities of existing residents in 

the area. 

Potential developers are advised to consult with the Planning 

Authority regarding any proposed site resolution developments 

at preplanning stage.

CommERCiaL/REsiDEntiaL 

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should 

be cognisant of the high profile locations of this zoning and 

design, siting and materials should be chosen accordingly. All 

development in this regard will be subject to sequential test.

It is envisioned that much of the proposed retail/commercial 

development in the town would take place in the existing 

commercial core, revitalising the centre of Ballymahon and 

include provision for car-parking.
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inDustRiaL / CommERCiaL / WaREhousing 

to primarily provide for industrial/workshop, warehouse and 

commercial or business development including compatible 

uses such as offices and distribution

Zonings of industrial nature are indicative and are adaptable 

to the nature, size and requirements of future employment/

industrial development. The creation of local employment 

opportunities is the primary aim of this zoning. Hi-tech business/

office, and light industrial developments will be considered 

within this zoning. In certain instances brownfield sites of a 

strategic nature may be considered for business use subject to 

compliance with all relevant development control standards. 

The term ‘Commercial’ does not include traditional commercial 

functions that should locate within the town core. 

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of industrial lands in order 

to facilitate their future access and development.

soCiaL/Community/PubLiC utiLity

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning encompasses community uses (such as schools, 

churches, OPD’s etc.), public utility and social/administrative 

designations such as the Fire and Garda Stations. Expansion of 

these services will be facilitated where needed and compatible 

with adjoining land uses.

REsiDEntiaL/Community sERviCEs/mEDiCEntRE

This zoning relates to the area of the former “workhouse” 

site to the south of the town on the western bank of the River 

Inny. The zoning accommodates the existing residential and 

medicentre/community services and healthcare facility which 

have already been established on the site and allows for the 

consolidation and expansion of these services. 

Any development at this location shall be designed to the 

highest standard and shall take cognisance of the riverside 

location and the preservation of recreational and visual amenity 

in this context.

RECREation, amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

The proposed utilisation of the River Inny as a riverside walk 

and park would provide a recreational backbone to the town 

which would provide a wildlife corridor through the town and 

a potential link to other outlying recreational areas such as 

Newcastle woods, providing a community base for walking, 

watersports and other outdoor pursuits.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below4 shall be complied with as appropriate.

4 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.
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Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

• Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Lanesborough 

The main street of Lanesborough is located along the N63 

(National Secondary Route) from Longford to Roscommon with 

the regional route from Lanesboro to Mullingar (R392) passing 

through in an east-west direction. The core area of the town, 

an important bridging point on the Shannon, is laid out in a 

linear pattern, running in an east-west direction across the 

River Shannon. 

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

It is considered appropriate that existing residential areas 

are augmented and areas where gaps or “leapfrogging” of 

development have occurred are infilled, and the town be 

consolidated for the purposes of an appropriate and sustainable 

town structure, creating a clear urban/rural divide.

Requirements will be imposed in relation to the provision of 

interconnecting public open spaces in connection with larger 

residential developments, with particular emphasis on riverside 

access and walking routes, as outlined under the Recreational 

designation. 

Open space shall be designed with the following concepts in 

mind: safety, security, usability, access to the river, wildlife and 

habitat protection, character creation/preservation.

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of residential lands in order 

to facilitate their future access and development.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up to 

larger undeveloped sites within an established residential area. 

A balance must be struck between the reasonable protection 

of the amenities and privacy of adjoining dwellings, the 

protection of established character and the need to provide infill 

development. 

Proposals for development involving the intensification of 

residential uses within existing residential areas will need to 

clearly demonstrate that the proposal respects the existing 

character of the area and would not harm the amenity value of 

adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 
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a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL/REsiDEntiaL 

to primarily provide for commercial/retail development  

with a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail strategy for the County. Developers should 

be cognisant of the high profile locations of this zoning and 

design, siting and materials should be chosen accordingly. All 

development in this regard will be subject to sequential test.

It is envisioned that much of the retail/commercial development 

in the town would take place in the existing commercial core, 

revitalising the centre of Lanesborough and include provision for 

car-parking.

inDustRiaL / aLtERnativE EnERgy 

to primarily provide for industrial/workshop, warehouse and 

commercial or business development including compatible 

uses such as offices and distribution and to allow for the 

expansion of existing energy infrastructure. 

Zonings of industrial nature are indicative and are adaptable 

to the nature, size and requirements of future employment/

industrial development. The creation of local employment 

opportunities is the primary aim of this zoning. Hi-tech business/

office, and light industrial developments will be considered 

within this zoning. In certain instances brownfield sites of a 

strategic nature may be considered for business use subject to 

compliance with all relevant development control standards. 

To facilitate the transition from peat burning to renewable 

energy sources, the zoning also provides for the expansion 

of energy production facilities including biomass / biofuels, 

solar, wind and geothermal sourced energies. Manufacturing, 

servicing and research and development linked activities will 

also be considered. 

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of industrial/alternative 

energy lands in order to facilitate their future access and 

development.

soCiaL/Community/EDuCation/PubLiC utiLity

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning encompasses community uses (such as schools, 

churches etc.), public utility and social/administrative 

designations such as the Fire and Garda Stations. Expansion of 

these services will be facilitated where needed and compatible 

with adjoining land uses.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

The Green housing area is an integral part of the identity of 

Lanesboro, having been built by Bord na Mona in the 1950’s. 

The Church opposite, which is a listed building, and the elevated 

nature of the site add to the prominence of the grassed area, 

making it a natural congregation and gathering area. The 

addition of identifying features in this area, such as bog oak 

sculptures and seating, would provide the basis for development 

of a functional congregation area in the town. The existing 

mature trees and planting would mean that the works required 

to improve this area would be minimal.

The Riverside area along the banks of the Shannon is extensively 

used at present by locals and non-locals alike for passive 

and active recreational purposes. The connections from the 

riverside with the Commons North area adjacent make it a 

popular walking route, while the presence of the internationally 

renowned “hot-water stretch” make a highly regarded angling 

location. Local organisations have recently succeeded in 

installing fishing stands for disabled anglers, a well needed 

addition to the amenity potential of the banks. 

Development to the rear of the Main Street will be encouraged 

in a manner that enhances the riverside location, including the 

installation of native riverside planting to replace existing non-

native hedging in particular.

PRotECtED aREa/PassivE amEnity

This area forms part of the NHA/SAC/SPA of the Lough Ree 

area. The aim of this zoning will be to protect this area from 

unsuitable development, while enhancing its potential to 

continue as a valuable recreational and educational resource 

for Lanesboro. 

This may involve the repair and maintenance of signage and 

footpaths throughout the area, management and enhancement 

of the ecological attributes of the area and maintenance of these 

activities in a way that does not compromise environmental or 

ecological integrity.

Signage is an important element that will help to raise 

awareness of the importance of the area over a wide range 

of disciplines from geology to ecology and ornithology. This 

should be designed in keeping with its surroundings. Similarly, 

footways should be simple and cause minimal intrusion into 

the landscape.

touRism 

to support the provision of a heritage and amenity centre.

This objective facilitates the provision of a heritage and amenity 

visitor centre / national park in combination with a potential 

monastic trail.

The car park and Lancashire Field are prominently located 

adjacent to the river with strong potential for the development 

of high profile leisure and amenity facilities with a possible 

element of interpretation and environmental education.

Development of this area could include the provision of a hotel/

leisure centre with conference facilities with potential for an 

integrated interpretative centre. In any case, development in 

this area must be of the highest quality with due regard given 

to the sensitivity of the location. This will include a high quality 

finish with carefully designed form, scale, design and materials 

to blend in with the surrounding landscape. Layout and location 

of parking and ancillary facilities will be an important element in 

the design of any proposed development in this location.

Location of water sports and other active recreational facilities 

will be considered in this area, subject to stringent design 

criteria due to the sensitivity of the location.

High design standards will be required for the proposed leisure 

and amenity development, respecting the high profile and 

scenic location. 

This will include siting criteria that will minimise the intrusion 

of the new structure into the existing lakeshore setting and the 

sensitive use of design and materials to successfully incorporate 

the structure and its ancillary facilities into the surrounding 

landscape.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 
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Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below shall be complied with as appropriate.

 

5 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people 

where they live and work;

• Coordination of responses and discussion with  

relevant emergency services i.e. Local Authorities,  

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack  

to new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.
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Appendix 1E
Serviced Settlements – 
Zonings and Policy

Serviced Settlements

These settlements have unique attributes in terms of natural 

and/or built heritage and specific cultural and historic 

associations that require specific designation to protect and 

enhance their character. Each town has the infrastructural 

capabilities available to act as local growth settlements. The 

towns also provide services to rural communities, including 

housing, neighbourhood level retail and social facilities and 

are of particular importance in the delivery of services such as 

social, community and neighbourhood services at a local level, 

to the highly dispersed rural population of Longford. 

The zonings contained within this section and illustrated on the 

accompanying maps are indicative of the level and nature of 

development which is deemed by the Planning Authority to be 

appropriate to the area. The development envelopes shown are 

indicative of areas within the towns that the planning authority 

consider appropriate for development, while satisfying the 

objectives of local, regional and national policy as contained 

in the relevant development plans and guidelines. The zonings 

are intended to be flexible and provided that the basic concepts 

of proper planning, residential amenity and good design 

practice are adhered to. Any proposed development should be 

compatible with the primary zoning use and should not detract 

from the amenity of the area. 

Zonings should be read in conjunction with the Development 

Plan Design Standards, particularly in relation to design, 

materials, public open space and parking requirements.

The zoning provisions for each settlement should be read in 

consultation with the attached Zoning Maps. 

Abbeyshrule

Abbeyshrule, located in the south east of the County is situated 

on the River Inny, which flows through the town on the eastern 

boundary, and the Royal Canal which forms the western 

perimeter of the town. Abbeyshrule takes its name from the 

Gaelic word for stream or a river. 

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the provision 

of such a unit would not compromise the ability of the wider 

area of zoned land to be developed in the future, 

APPENDIX
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c)  and the dwelling would easily integrate with the existing 

and future development of the lands and those in the 

vicinity.

3.  In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure the any additional developments enhance the existing 

attractive streetscape.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive recreational 

public and private open space, environmental buffers and ancillary 

structures. The areas included in this zoning objective cover both 

private and public open space and are dispersed throughout 

urban centres of every size. The Council will not normally permit 

development that would result in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

This zoning provides for the reservation of environmental buffers 

at strategic corridors throughout the town in order to provide 

a visual barrier between different land uses and ensure the 

protection of the town’s watercourses, maintaining an important 

wildlife corridor and enhancing the aesthetics of the area. 

The zoning further facilitates the protection of existing 

green areas and public open spaces which provide for the 

passive and active recreational needs and provides for the 

use of such land or such facilities for games, educational and 

recreational purposes. 

aiRPoRt DEvELoPmEnt objECtivE

to provide for airport related activities and the expansion of 

existing air Facilities.

This zoning provides for the consolidation and expansion of 

existing airport services at Abbeyshrule including passenger 

buildings and services, airport infrastructure, hangerage, 

storage, maintenance and ancillary facilities, transport depot, 

training facilities, storage depot, warehouse, offices and light 

industrial/enterprise units. 

All developments in this zone will be required to comply with all 

Irish Aviation Authority standards. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below6 shall be complied with as appropriate.

6 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.
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The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

• Coordination of responses and discussion with  

relevant emergency services i.e. Local Authorities,  

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Ardagh

Ardagh or Árd Achadh, meaning high field, situated beside 

the ancient Ardagh Mountain, is a picturesque village, located 

in the southern part of County Longford to the south east of 

Longford town and south west of Edgeworthstown. It is a 

traditional rural Irish village with a combination of rustic houses 

and fine churches. 

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.



Longford County Development Plan 2015 – 202172 73

A
PPEN

D
IX

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly 

to ensure any additional developments enhance the existing 

attractive streetscape.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

This zoning provides for the reservation of environmental 

buffers at strategic corridors throughout the town in order to 

provide a visual barrier between different land uses and ensure 

the protection of the town’s natural assets, maintaining an 

important wildlife corridor, enhancing the aesthetics of the area 

and providing important amenity areas. 

The zoning further facilitates the protection of existing 

green areas and public open spaces which provide for the 

passive and active recreational needs and provides for the 

use of such land or such facilities for games, educational and 

recreational purposes. 

touRism / CuLtuRE anD EvEnts 

to realise the tourism potential of the area

This objective provides for the development of the Arts, 

Culture and Entertainment facilities including activities that 

are accessible to all in both physical and economic terms. 

The zoning also provides for the facilitation of festivals and 

related events.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below7 shall be complied with as appropriate.

7 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained: 
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• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

• Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Aughnacliffe

Aughnacliffe is a settlement in North County Longford, midway 

between Cavan Town and Longford Town in proximity to the 

lakes of the Upper Erne system and Gowna.

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, natural, locally sourced materials, 

energy efficiency and transport implications, the impact on the 

existing ecology and compatibility with local environmental 

conditions.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

To provide for the longer term housing requirements of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable; 

 

Where there is a live permission for residential development that 

has not been activated. 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

1. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

2. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

sitE REsoLution objECtivE

to provide a mix of uses for the sustainable regeneration of 

the area.

This zoning allows for a redevelopment of the site to better 

provide for the community and residents needs including the 

provision of housing which is more in line with the traditional 

character and scale of development in the area, having regard 

for market demand, family accommodation requirements or the 

needs of older people or those with disabilities.
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Any development proposal for the land will only be permitted 

where the development proposed is compatible with the existing 

development on the site and should aim to incorporate any 

of the following elements, that are appropriate to the site, in 

addition to the provision of residential accommodation;

 – Community or resident needs (including education, childcare, 

healthcare, special needs housing etc);

 – Opportunities for local business and enterprise; 

 – Active and passive recreation and amenity; 

 – Community facilities (properties could be rented for 

community development, crèches, childcare, drop-in centres, 

education, after-school care, training);

 – Local shop facilities where such facilities would be 

commercially viable.

Any development proposal for the site must be accompanied 

by a phasing scheme for the works including proposals for the 

protection of the residential amenities of existing residents in 

the area. 

Potential developers are advised to consult with the Planning 

Authority regarding any proposed site resolution developments 

at preplanning stage.

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches, burial grounds etc.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space and 

are dispersed throughout urban centres of every size. 

The Council will not normally permit development that would 

result in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

This zoning provides for the reservation of an environmental 

buffer in order to provide a visual barrier between different land 

uses and ensure the protection of the town’s natural assets, 

maintaining an important wildlife corridor and enhancing the 

aesthetics of the area. 

The zoning further facilitates the protection of existing green 

areas and public open spaces which provide for the passive 

and active recreational needs and provides for the use of such 

land or such facilities for games, educational and recreational 

purposes. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within 

this zone. 

The zoning in these locations shall limit new development, while 

recognising that existing development uses within these zones 

may require small scale development over the life of the Plan, 

which would contribute towards the compact and sustainable 

urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below8 shall be complied with as appropriate.

8 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials  

(e.g. blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.
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Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

• Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Ballinalee

Ballinalee has developed around a central crossroads, with a 

strong and focused structure within the centre of the settlement 

that tapers off towards the settlement edge. Ballinalee takes its 

name from Beal atha na Laogh, meaning “the mouth of the ford 

of the calves,” and is situated on the River Camlin.  

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.
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CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors throughout the town in order 

to provide a visual barrier between different land uses and 

ensure the protection of the town’s watercourse, maintaining 

an important wildlife corridor and enhancing the aesthetics of 

the area. 

The zoning further facilitates the protection of existing green 

areas and public open spaces which provide for the passive 

and active recreational needs and provides for the use of such 

land or such facilities for games, educational and recreational 

purposes. 

Light inDustRiaL/CommERCiaL/sERviCing

to primarily provide for small scale industrial/workshop and 

warehouse development including compatible uses such as 

offices and distribution

This zoning provides for small scaled light industrial/commercial 

warehousing facilities and ancillary business uses. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. 

Measures proposed shall follow best practice in the 

management of health and safety for users and residents of the 

development. 

Specifications for developments in flood vulnerable areas as set 

out below9 shall be complied with as appropriate.

9 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

• Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and 
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• Awareness of risks and evacuation procedures  

 and the need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Ballinamuck

Ballinamuck is a settlement located in the north west of 

the County. The settlement was the scene of the Battle of 

Ballinamuck, where a French army aiding the United Irishmen 

rebellion of 1798, was defeated. Ballinamuck or Béal Átha na 

Muc, means “mouth of the pig’s ford”.  

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and 

those in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.
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Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below10 shall be complied with as appropriate.

10 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work; 

 

 

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches, burial grounds etc.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

This zoning provides for the reservation of an environmental 

buffer in order to provide a visual barrier between different land 

uses and ensure the protection of the town’s natural assets, 

maintaining an important wildlife corridor and enhancing the 

aesthetics of the area. 

The zoning further facilitates the protection of existing green 

areas and public open spaces which provide for the passive 

and active recreational needs and provides for the use of such 

land or such facilities for games, educational and recreational 

purposes. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 
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• Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood awareness 

measures in place, to inform local communities what to 

do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be found 

at http://www.flooding.ie and in the Building Regulations.
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Carriglass

Carrickglass Demesne, established in the 17th century comprises 

a walled parcel of land with an area of 650 acres approximately 

4km adjacent and to the northeast of Longford Town. 

Zoning

sitE REsoLution objECtivE

to provide a mix of uses for the sustainable regeneration  

of the area.

This zoning allows for a redevelopment of the site to better 

provide for the community and residents needs including the 

provision of housing which is more in line with the traditional 

character and scale of development in the area, having regard 

for market demand, family accommodation requirements or the 

needs of older people or those with disabilities.

Any development proposal for the land will only be permitted 

where the development proposed is compatible with the existing 

development on the site and should aim to incorporate any 

of the following elements, that are appropriate to the site, in 

addition to the provision of residential accommodation;

 – Community or resident needs (including education, childcare, 

healthcare, special needs housing etc);

 – Opportunities for local business and enterprise; 

 – Active and passive recreation and amenity; 

 – Community facilities (properties could be rented for 

community development, crèches, childcare, drop-in centres, 

education, after-school care, training);

 – Local shop facilities where such facilities would be 

commercially viable.

Any development proposal for the site must be accompanied 

by a phasing scheme for the works including proposals for the 

protection of the residential amenities of existing residents in 

the area. 

Potential developers are advised to consult with the Planning 

Authority regarding any proposed site resolution developments 

at preplanning stage.

touRism

to provide of high quality tourism products and services.

This zoning provides for tourist related development including 

tourist accommodation, hospitality and entertainment. 

Proposals such as hotel and golf courses, entertainment 

events, eco-tourism, health centres, horse-riding, walking and 

cycling and facilities that relate to the special qualities of the 

surrounding natural environment will all be considered under 

this zoning. 

Development proposals will be required to respect the 

scenic amenity and limited environmental capacity (existing 

protected areas and archaeology) for development and 

encourage good design.  

Flood Plain / Protected Trees

FLooD PLain 

Building will not be permitted in the flood plain of the Camlin 

River, with the exception of any proposed reed-bed treatment 

system or similar suitable alternative, which will be protected 

from, or designed to safely cater for periodic inundation.

PRotECtED tREEs

The area is designated as a Natural Heritage Area due to the 

importance of the mixed woodland that borders the estate, its 

mainly mature nature and the lack of similar habitats in the 

north midlands. These trees are also protected under Appendix 9 

of the County Development Plan.

Preservation and enhancement of existing biodiversity 

through retention of existing mature trees and woodland and 

supplementing this with additional native planting will be 

required as part of any development proposal. Wildlife corridors 

should also be facilitated and detailed in all plans.

PRotECtED stRuCtuREs/aREas

The Manor House itself is a protected structure, and, as such, 

under Part IV of the Planning and Development Act, 2000, all 

structures within the curtilege of the house are also protected. 

These include the following important elements: 

 – Manor House 

 – Gandon Stable and Farmyard Complexes 

 – Gandon Gates on the Eastern entrance / triumphal arch 

 – Associated walls and Lodges

The conservation and preservation of the protected structures 

within the estate will be carried out in tandem with proposed 

residential and commercial development. This shall be laid out in a 

phasing plan to be submitted as part of any development proposal. 
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Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design 

shall specify a mixing of uses vertically in buildings - with 

less vulnerable uses located at ground floor level, along 

with other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space 

for provisions and equipment shall be designed to be 

located above the predicted flood level]. In addition, 

designs and specifications shall ensure that, wherever 

reasonably practicable, the siting of living accommodation 

(particularly sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not 

be deemed appropriate where predicted flood levels are 

above design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall 

specify the use of flood resistant construction prepared 

using specialist technical input to the design and 

specification of the external building envelope – with 

measures to resist hydrostatic pressure (commonly 

referred to as “tanking”) specified for the outside of the 

building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater 

into buildings - including doors and windows (including 

gaps in sealant around frames), vents, air-bricks and 

gaps around conduits or pipes passing through external 

building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow 

through the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this 

in the design and specification of internal building services 

and finishes. These measures limit damage caused by 

floodwater and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development 

also takes account of the need for effective emergency 

response planning for flood events in areas of new 

development. 

• Applications for developments in flood vulnerable 

zones shall provide details that the following 

measures will be put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people 

where they live and work;

• Coordination of responses and discussion with 

relevant emergency services i.e. Local Authorities, 

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.

Preservation and conservation works shall be carried out to 

an agreed works programme, drawn up and administered by 

suitably qualified personnel, in consultation with the Heritage 

Council. 

The final uses of these structures, particularly the Manor House, 

once restored, should be considered as part of any application 

for development in the area. It should be noted that an active 

use, where possible, is considered most appropriate in terms 

of the Architectural Heritage Protection Guidelines for Planning 

Authorities, DoEHLG, 2004. 

aRChaEoLogy

There are three recorded archaeological artefacts within the 

boundary of the demesne, including two ring forts and a church. 

These features are included in the sites and monuments record 

for the area. Regard should be had to existing archaeological 

features on the site when submitting any proposals for 

development.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below11 shall be complied with as appropriate.

11 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 
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The areas around the Royal Canal, Clondra Canal and River 

Camlin are zoned for recreational and amenity use. This will 

prevent privatisation of this important public resource and will 

ensure that the area remains an accessible and attractive place 

for both locals and visitors. 

CanaL REDEvELoPmEnt aREa

The zoning caters for the use of the Canal as an amenity area 

and facilitates improvements in the level of services available 

for Canal users increasing the tourism potential of the area. 

The zoning is intended to facilitate environmental improvement 

works, including the provision of enhanced pedestrian facilities, 

street furniture and play areas etc. In addition to this, the zoning 

will facilitate the provision of a service building/interpretative 

centre, with a multi-function purpose including (but not 

limited to) a water controllers office, a stores depot, a service 

block (toilets, showers, laundry, pump out), a marketing suite 

(small scale shop, tourist office), the provision of small-scale 

commercial facilities (such as a coffee shop) and other uses that 

benefit the community. 

touRism / mixED usE With PRovision oF maRina

to primarily provide for mixed use and marina development, 

including residential uses, compatible social and community 

facilities, local shopping and commercial facilities, 

recreational facilities, open spaces and supporting tourism 

development. this shall be in tandem with the creation 

and provision of a marina at the developer’s expense on 

developing the site and be subject to the provision of a site 

for educational purposes. 

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, naturally, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions. 

No other development will be permitted on the site in the 

absence of the development of a marina. 

Proposals for development on the site shall clearly demonstrate 

adequate access proposals as part of any application for 

development. Required future roads are intended to be achieved 

through the development management process, as conditions 

on any future planning permissions and shall be provided at the 

developer’s expense on developing the site. Pedestrian linkages 

shall also be included as part of any development proposal. 

Development carried out under this zoning shall give 

consideration to the natural landscape setting of the site and in 

particular to the adjoining River Camlin, Cloondara Canal and 

River Shannon.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Clondra

Clondra, located on the County boundary with Roscommon 

is located close to the River Shannon, from where there is a 

link to the Royal Canal which, along with the River Camlin, 

bisects the settlement. Resulting from its strategic location at 

the confluence point of the River Shannon, Camlin, Royal and 

Cloondara Canal, Clondra is an important historic village. 

The core of the present village dates from the time of the 

construction of the Royal Canal. Consequently the village 

developed around the watercourses and many traditional village 

functions, such as the Corn Mill, were a direct result of this. 

Accordingly, the settlement retains an interesting group of Canal 

related buildings in Ireland.  

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

The Bull House has been included in this zoning so that it 

can be retained and if possible could be repaired and used 

for commercial activities, subject to sensitive design and 

restoration. 

Any development should consider the visual impact on the 

harbour area and be designed to the highest architectural 

standards.

soCiaL/Community/EDuCation

to primarily provide for social, community  

and educational facilities

This zoning provides for facilities that serve the community  

as a whole such as schools, community centres, crèches,  

nursing homes, churches etc.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 
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• Coordination of responses and discussion with 

relevant emergency services i.e. Local Authorities, 

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below12 shall be complied with as appropriate.

12 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials  

(e.g. blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work; 
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Drumlish

Drumlish is situated in the north of the County. The settlement’s 

organic development around a central crossroads provides 

a compact core for Drumlish and lends the village a sense of 

cohesion.

Historically, Drumlish takes its name from the Irish meaning 

for ‘sheltered hillside’. Originally part of the ancient parish of 

Killoe, Drumlish obtained independence and became known as 

the parish of Monaduff in 1822. In 1834, the parish then became 

known as Drumlish. 

Zoning

REsiDEntiaL

To primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible uses 

including social and community facilities, open spaces and local 

shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of residential lands in order 

to facilitate their future access and development.

EstabLishED REsiDEntiaL

This zoning is intended primarily for established housing 

development but may include a range of other uses particularly 

those that have the potential to improve the residential amenity 

of residential communities such as schools, crèches, small shops, 

doctor’s surgeries, small scale residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c) and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3.  In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly.

inDustRiaL/WaREhousing

to primarily provide for industrial/workshop and warehouse 

development including compatible uses such as offices and 

distribution.

Zonings of industrial nature are indicative and are adaptable 

to the nature, size and requirements of future employment/

industrial development. The creation of local employment is the 

primary aim of this zoning. Hi-tech business/office, and light 

industrial developments will be considered within this zoning.

Where appropriate, development design proposals shall provide 

for further access to adjacent zones of industrial lands in order 

to facilitate their future access and development.

stRatEgiC inDustRiaL REsERvE

to provide for the longer term industrial/workshop, 

warehouse and commercial or business development 

including compatible uses such as offices and distribution 

Where there is a live permission for industrial development 

that has not been activated, the life of these permissions may 

be extended in accordance with the provisions of Section 42A 

of the Planning & Development Act 2010, as amended. New 

permission will not be considered. 

Proposals for single small scale industrial units <500m2 

are considered appropriate on these lands where it can be 

demonstrated that such provision would not compromise the 

future ability of the adjoining lands to be developed as part of 

an overall scheme and that the development would integrate 

successfully with any future development. In addition where it 

has been clearly justified and demonstrated, to the satisfaction 

of the Planning Authority, that there is a clear discrepancy 

between the supply and release of industrial zoned lands and 

the demand for specific industrial development, consideration 

will be given to the release of lands zoned Strategic Industrial 

Reserve for these purposes. 

soCiaL/Community/EDuCation

to primarily provide for social, community  

and educational facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

viLLagE WaLkWay

The village walkway would provide a recreational backbone to 

the town which would provide a wildlife corridor and a potential 

link to other walking routes, facilitating the establishment of a 

pedestrian network of pathways. Where appropriate, the village 

walkway shall be provided as part of any development. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones. 
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The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater 

into buildings - including doors and windows (including 

gaps in sealant around frames), vents, air-bricks and 

gaps around conduits or pipes passing through external 

building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow 

through the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this 

in the design and specification of internal building services 

and finishes. These measures limit damage caused by 

floodwater and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development 

also takes account of the need for effective emergency 

response planning for flood events in areas of new 

development. 

• Applications for developments in flood vulnerable 

zones shall provide details that the following 

measures will be put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people 

where they live and work;

• Coordination of responses and discussion with 

relevant emergency services i.e. Local Authorities, 

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below13 shall be complied with as appropriate.

13 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.
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Kenagh

Kenagh situated in the south of the County adjacent to the Royal 

Canal, is a picturesque settlement with a wide main street and 

relatively charming street frontage.The name Kenagh derives 

from the Irish word ‘Caonach’ meaning moss. The village was 

accordingly named after acres of land on which moss grew on 

stone around the Mosstown Estate. The village itself was built 

around the estate by the Kingstons between the years of 1837 

to 1843.  

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

this zoning is intended primarily for established housing 

development but may include a range of other uses 

particularly those that have the potential to improve the 

residential amenity of residential communities such as 

schools, crèches, small shops, doctor’s surgeries, small scale 

residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where:

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and 

those in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c) It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

Expansion of existing enterprises and local level retail provision 

where appropriate, will be considered within this zoning. 

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.

The zoning also provides for sport and leisure facilities such as 

a clubhouse, changing rooms, meeting rooms, a gym, sports 

training halls, catering facilities, caretaker accommodation. 

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space 

and are dispersed throughout urban centres of every size. The 

Council will not normally permit development that would result 

in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 
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• Coordination of responses and discussion with 

relevant emergency services i.e. Local Authorities, 

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below14 shall be complied with as appropriate.

14 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work; 
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Legan

Legan is situated to the south of the County with a river running 

around the extent of the settlement. The River Inny is situated 

two miles south east of the settlement. 

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

this zoning is intended primarily for established housing 

development but may include a range of other uses 

particularly those that have the potential to improve the 

residential amenity of residential communities such as 

schools, crèches, small shops, doctor’s surgeries, small scale 

residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the ability 

of the wider area of zoned land to be developed in the 

future, 

c)  and the dwelling would easily integrate with the existing 

and future development of the lands and those in the 

vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is a 

clear discrepancy between the supply and release of 

residentially zoned lands and the demand for residential 

units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

soCiaL/Community/EDuCation

to primarily provide for educational, health, recreational, 

social, cultural, religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.

The zoning also provides for sport and leisure facilities such as 

a clubhouse, changing rooms, meeting rooms, a gym, sports 

training halls, catering facilities, caretaker accommodation.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space  

and are dispersed throughout urban centres of every size.  

The Council will not normally permit development that would 

result in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use. 

 

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. 
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• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.

Measures proposed shall follow best practice in the 

management of health and safety for users and residents of the 

development. 

Specifications for developments in flood vulnerable areas as set 

out below15 shall be complied with as appropriate.

15 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work;

• Coordination of responses and discussion with relevant 

emergency services i.e. Local Authorities, Fire & Rescue, 

Civil Defence and An Garda Siochána through the SFRA; 

and 
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Newtownforbes

Newtownforbes (Lios Breac, meaning “the speckled ringfort”) 

is located along the N4 National primary route 4km to the 

northwest of Longford Town. Newtownforbes takes its name 

from the Forbes family, also known as the Earl of Granard, who 

originated in Aberdeen and were granted lands in the area 

around 1621, and have been resident in Castleforbes since 1691. 

Zoning

REsiDEntiaL

to primarily provide for residential development; to preserve 

and improve residential amenity, dwellings and compatible 

uses including social and community facilities, open spaces 

and local shopping facilities

The principles of sustainable development shall be taken 

into account when considering applications for residential 

development in the area, including the use of appropriate 

housing densities, natural, locally sourced materials, energy 

efficiency and transport implications, the impact on the existing 

ecology and compatibility with local environmental conditions.

EstabLishED REsiDEntiaL

this zoning is intended primarily for established housing 

development but may include a range of other uses 

particularly those that have the potential to improve the 

residential amenity of residential communities such as 

schools, crèches, small shops, doctor’s surgeries, small scale 

residential, playing fields, etc. 

Potential sites may range from small gap infill, unused or derelict 

land and backland areas, side gardens of existing houses, up 

to larger undeveloped sites within an established residential 

area. A balance must be struck between the reasonable 

protection of the amenities and privacy of adjoining dwellings, 

the protection of established character and the need to provide 

infill development. Proposals for development involving the 

intensification of residential uses within existing residential 

areas will need to clearly demonstrate that the proposal respects 

the existing character of the area and would not harm the 

amenity value of adjacent properties.

Within this zoning category the improved quality of existing 

residential areas will be the Council’s priority.

stRatEgiC REsiDEntiaL REsERvE

to provide for the longer term housing requirements  

of the town

Residential development, other than that set out below, will not 

be permitted on these lands during the lifetime of the Plan (It 

should be noted that lands zoned for the purposes of strategic 

residential reserve may be released for development over future 

plan periods). The following residential type development may 

be considered acceptable;

1. Where there is a live permission for residential development 

that has not been activated.  

 

The life of these permissions may be extended in accordance 

with the provisions of Section 42A of the Planning & 

Development Act 2010, as amended. Proposals for new 

developments will not be considered over the lifetime of the 

current plan period. 

2. A proposal for a single dwelling house may be considered 

under this zoning where: 

a)  the unit to be provided will serve as the permanent place 

of residence of the landowner or a member of his/her 

immediate family 

b)  and where it can be clearly demonstrated that the 

provision of such a unit would not compromise the 

ability of the wider area of zoned land to be developed 

in the future, 

c)  and the dwelling would easily integrate with the 

existing and future development of the lands and those 

in the vicinity.

3. In exceptional circumstances where it can be clearly 

demonstrated by the developer that there is a significant 

difficulty in the release or identification of lands for a specific 

residential type development, consideration will be given 

to the release of lands zoned Strategic Residential Reserve, 

subject to established planning criteria and including in 

particular; 

a)  The requirement to remain within the overall residential 

land use targets as set out in the Core Strategy;

b)  The lands are being developed in a sequential manner; 

c)  It has been clearly justified and demonstrated, to the 

satisfaction of the Planning Authority, that there is 

a clear discrepancy between the supply and release 

of residentially zoned lands and the demand for 

residential units. 

Certain developments that can demonstrate a strategic element, 

(e.g. a significant commercial or social element), may be deemed 

acceptable.

CommERCiaL/REsiDEntiaL

to primarily provide for commercial/retail development with 

a possible element of residential development

Development carried out under this zoning should have regard 

to the dual use of the zoning, and, in particular, shall have 

regard to the retail policy for the County. Developers should be 

cognisant of the high profile locations of this zoning and design, 

whereas siting and materials should be chosen accordingly to 

ensure that any additional developments enhance the existing 

attractive streetscape.

soCiaL/Community/EDuCation

to primarily provide for educational, health, social, cultural, 

religious and community facilities

This zoning provides for facilities that serve the community as 

a whole such as schools, community centres, crèches, nursing 

homes, churches etc.

RECREation/ amEnity anD gREEn sPaCEs

to primarily provide for recreational open space, 

environmental buffers and ancillary structures

To preserve, provide for and improve active and passive 

recreational public and private open space, environmental 

buffers and ancillary structures. The areas included in this 

zoning objective cover both private and public open space  

and are dispersed throughout urban centres of every size.  

The Council will not normally permit development that would 

result in a loss of open space.

This zoning provides for open spaces, parks and development 

incidental to the enjoyment of open space including sport and 

leisure facilities such as a clubhouse, changing rooms, meeting 

rooms, a gym, sports training halls, catering facilities, caretaker 

accommodation. 

The zoning also provides for the reservation of environmental 

buffers at strategic corridors and further facilitates the 

protection of existing green areas and public open spaces 

which provide for the passive and active recreational needs and 

provides for the use of such land or such facilities for games, 

educational and recreational purposes. 

touRism anD EvEnts 

to realise the tourism potential of the area

This objective provides for the development of Arts, culture 

and entertainment facilities. The zoning also provides for the 

facilitation of festivals and related events. Cognisance of the 

heritage of the site should be had as part of any proposal for 

development under this zoning.

FLooDing 

 – The zoning included in the Plan for already developed areas 

within Flood Zones A and B is generally conferred by its 

established use - as opposed to potential or suitability for 

any future use.

 – The Flood Risk Zones A/B layer is taken from the Stage 

2 SFRA which accompanies the Plan. The SFRA is a live 

document which may be updated to take account of any new 

information which is scheduled to be released by the OPW.

 – The zoning does not represent an intention to allow unlimited 

developments or developments which are incompatible with 

flood risk zones.

 – Any new development will have to comply with the 

provisions of the Plan with respect to flood risk management 

(including Policy SFRA 1 to Policy SFRA 11) as well as the 

Flood Risk Management Guidelines 

 – [Only] Compatible developments associated with the zoning 

would be permitted when accompanied by an appropriately 

detailed flood risk assessment showing that the proposed 

site design for any proposed development does not 

displace flood water thereby exposing lands elsewhere to 

unacceptable levels of flood risk and satisfies the applicant 

and the Council that the development itself will not be 

exposed to unacceptable levels of flood risk. 

 – Landowners or developers in areas so indicated should satisfy 

themselves prior to the making of any planning application of 

the potential of flooding on these sites.

Where Flood Risk Zones A and B are indicated on the land use 

zoning maps in areas which have been previously developed, 

it is the objective of the plan to facilitate the appropriate 

management and sustainable use of flood risk areas within this 

zone. The zoning in these locations shall limit new development, 

while recognising that existing development uses within these 

zones may require small scale development over the life of 

the Plan, which would contribute towards the compact and 

sustainable urban development of the area. 

The underlying zoning or the existing permitted uses are deemed 

to be acceptable in principle for minor developments to existing 

buildings (such as small extensions to houses, most changes of 

use of existing buildings), which are unlikely to raise significant 

flooding issues, provided they do not obstruct important flow 

paths, introduce a significant additional number of people into 

flood risk areas or entail the storage of hazardous substances. 

Development proposals within this zone shall be accompanied 

by a detailed Flood Risk Assessment, carried out in accordance 

with The Planning System and Flood Risk Assessment Guidelines 

& Circular PL 2/2014 (or as updated), which shall assess the risks 

of flooding associated with the proposed development. 
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• Coordination of responses and discussion with 

relevant emergency services i.e. Local Authorities, 

Fire & Rescue, Civil Defence and An Garda Siochána 

through the SFRA; and

• Awareness of risks and evacuation procedures and the 

need for family flood plans.

access and Egress During Flood Events

Applications for developments in flood vulnerable zones 

shall include details of arrangements for access and egress 

during flood events. Such details shall specify that:

• flood escape routes have been kept to publicly 

accessible land.

• such routes will have signage and other flood 

awareness measures in place, to inform local 

communities what to do in case of flooding.

• this information will be provided in a welcome pack to 

new occupants.

Further information

Further and more detailed guidance and advice can be 

found at http://www.flooding.ie and in the Building 

Regulations.

Proposals shall only be considered where it is demonstrated 

to the satisfaction of the Planning Authority, that they would 

not have adverse impacts or impede access to a watercourse, 

floodplain or flood protection and management facilities, or 

increase the risk of flooding to other locations. The nature and 

design of structural and non- structural flood risk management 

measures required for development in such areas will also be 

required to be demonstrated, so as to ensure that flood hazard 

and risk will not be increased. Measures proposed shall follow 

best practice in the management of health and safety for users 

and residents of the development. 

Specifications for developments in flood vulnerable areas as set 

out below16 shall be complied with as appropriate.

16 Applications for developments in flood vulnerable zones 

shall provide details of structural and non-structural risk 

management measures to include, but not be limited to 

specifications of the following:

Floor Levels

In areas of limited flood depth, the specification of the 

threshold and floor levels of new structures shall be raised 

above expected flood levels to reduce the risk of flood losses 

to a building, by raising floor heights within the building 

structure using a suspended floor arrangement or raised 

internal concrete platforms.

When designing an extension or modification to an existing 

building, an appropriate flood risk reduction measure shall 

be specified to ensure the threshold levels into the building 

are above the design flood level. However, care must also be 

taken to ensure access for all is provided in compliance with 

Part M of the Building Regulations. 

Where threshold levels cannot be raised to the street for 

streetscape, conservation or other reasons, the design shall 

specify a mixing of uses vertically in buildings - with less 

vulnerable uses located at ground floor level, along with 

other measures for dealing with residual flood risk.

internal Layout

Internal layout of internal space shall be designed and 

specified to reduce the impact of flooding [for example, 

living accommodation, essential services, storage space for 

provisions and equipment shall be designed to be located 

above the predicted flood level]. In addition, designs and 

specifications shall ensure that, wherever reasonably 

practicable, the siting of living accommodation (particularly 

sleeping areas) shall be above flood level.

With the exception of single storey extensions to existing 

properties, new single storey accommodation shall not be 

deemed appropriate where predicted flood levels are above 

design floor levels. 

In all cases, specifications for safe access, refuge and 

evacuation shall be incorporated into the design of the 

development.

Flood-Resistant Construction

Developments in flood vulnerable zones shall specify the 

use of flood-resistant construction aimed at preventing 

water from entering buildings - to mitigate the damage 

floodwater caused to buildings. Developments shall specify 

the use of flood resistant construction prepared using 

specialist technical input to the design and specification 

of the external building envelope – with measures to resist 

hydrostatic pressure (commonly referred to as “tanking”) 

specified for the outside of the building fabric.

The design of the flood resistant construction shall specify 

the need to protect the main entry points for floodwater into 

buildings - including doors and windows (including gaps in 

sealant around frames), vents, air-bricks and gaps around 

conduits or pipes passing through external building fabric.

The design of the flood resistant construction shall also 

specify the need to protect against flood water entry 

through sanitary appliances as a result of backflow through 

the drainage system.

Flood-Resilient Construction

Developments in flood vulnerable zones that are at risk 

of occasional inundation shall incorporate design and 

specification for flood resilient construction which accepts 

that floodwater will enter buildings and provides for this in 

the design and specification of internal building services and 

finishes. These measures limit damage caused by floodwater 

and allow relatively quick recovery.

This can be achieved by specifying wall and floor materials 

such as ceramic tiling that can be cleaned and dried 

relatively easily, provided that the substrate materials (e.g. 

blockwork) are also resilient. Electrics, appliances and 

kitchen fittings shall also be specified to be raised above 

floor level, and one-way valves shall be incorporated into 

drainage pipes.

Emergency Response Planning

In addition to considering physical design issues for 

developments in flood vulnerable zones, the developer 

shall specify that the planning of new development also 

takes account of the need for effective emergency response 

planning for flood events in areas of new development. 

• Applications for developments in flood vulnerable zones 

shall provide details that the following measures will be 

put in place and maintained:

• Provision of flood warnings, evacuation plans and 

ensuring public awareness of flood risks to people where 

they live and work; 
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Appendix 1F 
Rural Service Settlement –
Zonings and Policy

Zoning

The areas contained within each identified village envelope 

are zoned for ‘small scale residential reflective of the existing 

character of the settlement and limited local level services 

such as post offices, neighbourhood shops, schools etc’, except 

where specifically stated otherwise. 

These locations have existing congregation areas and services 

such as schools, shops, post offices, public houses and 

residential houses available. Residential development in these 

areas will be only permitted at a small scale, reflective of the 

character of the existing settlements. Small–scale residential 

development which will alleviate the pressures for one–off 

housing in the open countryside will be permitted in these 

areas. These areas will cater for local need, in a similar manner 

to current one-off housing policy (and in accordance with the 

provisions of the Sustainable Rural Housing Guidelines). Given 

the existing distinct character of these settlements which 

have experienced a certain level of recent development, it is 

envisaged that these areas will also provide limited local level 

services such as post offices, neighbourhood shops, national 

schools etc. There shall be a strong emphasis on the creation 

and maintenance of a sense of identity and local character in 

the proposed development of these areas. 
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Appendix 3:  
Tourism Sites & Maps

As identified in Policy TOU 20, Ballybrannigan Harbour and an 

area within Clondra are identified as having significant tourism 

potential. The following zonings should be read in conjunction 

with the related mapping and with the relevant development 

plan standards. Small scale tourism proposals for domestic 

purposes will not normally be permitted under these zonings.

i) touRism Zoning – CLonDRa

to primarily provide for mixed use and marina development, 

including residential uses, compatible social and community 

facilities, local shopping and commercial facilities, 

recreational facilities, open spaces and supporting tourism 

development. this shall be in tandem with the creation 

and provision of a marina at the developer’s expense on 

developing the site and be subject to the provision of a site 

for educational purposes. 

The provision of the Marina will be provided through developing 

the specific zoning as outlined on the following related map, 

which identifies the preferred area for such development. 

It is intended to achieve this zoning, in particular the 

development of a marina, through the development 

management process, as conditions on any future planning 

permissions. No other development will be permitted until the 

provision of the marina is clearly demonstrated. The Marina 

shall be provided in consultation with the National Parks and 

Wildlife Service, Waterways Ireland and the Department of the 

Environment, Heritage and Local Government. 

Development carried out under this zoning shall give 

consideration to the natural landscape setting of the area and in 

particular the nearby Royal Canal, River Camlin, River Shannon 

and Cloondara Canal.

ii) touRism Zoning – baLLybRanigan haRbouR

to primarily provide for the provision of a canal harbour/ 

marina and supporting tourism infrastructure, including the 

rejuvenation of existing canal buildings and a hotel. this 

zoning will also provide for residential provision, social and 

community facilities, local shopping facilities, recreational 

facilities and open spaces, however, these land uses will 

only be facilitated in tandem with the provision of a Canal 

harbour/marina facilities at the developer’s expense. 

The provision of the Canal Harbour/ Marina facilities will be 

provided through developing the specific zoning as outlined 

on the following related map. It is intended to achieve this 

through the development management process, as conditions 

on any future planning permissions. No other development 

will be permitted until the provision of the Canal Harbour/ 

Marina is clearly demonstrated. The Canal Harbour/Marina 

shall be provided in consultation with the National Parks and 

Wildlife Service, Waterways Ireland and the Department of the 

Environment, Heritage and Local Government. 

Any application for development shall demonstrate how the 

proposal will create an important linkage to the adjoining 

settlement of Ballymahon, thus generating increased use of 

the Canal as an amenity for the residents of Ballymahon and 

supporting the Waterways Corridor Study 2004, published  

by the Heritage Council. 

Development carried out under this zoning shall give 

consideration to the natural landscape setting of the area  

and in particular the adjoining Royal Canal.
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ii) Tourism Zoning –  
 Ballybranigan Harbour

Development Plan 2015 – 2021 185

A
PPEN

D
IX



Development Plan 2015 – 2021 188

A
PPEN

D
IX

Development Plan 2015 – 2021 187

A
PPEN

D
IX

Longford County186

Driving and Cycling Map

As identified in Section 4.5 of this Plan, there are numerous 

linkages that exist within the County that can be utiliised to 

exploit the tourism potential of the County and the following 

Driving and Cycling Routes Map forms part of this. 
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Appendix 4:  
Aquifer Buffer Zones

Boreholes Status 

Aquifer Buffer Zone Locations 

Borehole 1  

Moneylagan, Longford

Borehole 2  

Aghamore, Lanesboro

Boreholes 3 & 4  

Lisreevagh, Lanesboro

Borehole 5  

Ballagh, Newtowncashel

Borehole 6  

Clonmore Kilmore GWS

Borehole 7  

Fostra
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Views and Prospects, 
Scenic Routes 
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Recorded Monuments &
Monuments of Archaeological,
Historical & Cultural Interest 
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Appendix 8:  
NHAs, SACs,  
SPAs & CGSs

Natural Heritage Areas

Special Areas of Conservation

Special Protection Areas

County Geological Sites
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NHAs, SACs, SPAs & CGSs
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Appendix 11:  
Record of  
Protected Structures

Why Protect Our 
Architectural Heritage?

In the Planning and Development Act, 2000 the term ‘listed 

building’ was replaced by ‘protected structure’. A protected 

structure is a structure that a local authority considers to be of 

special interest from an architectural, historical, archaeological, 

artistic, cultural, scientific, social or technical point of view. 

The protection given to a structure applies to all parts of the 

structure, including the interior, the land lying within the 

curtilage of the structure, any other structures lying within that 

curtilage and their interiors and all fixtures and features.

It is important to note that when a structure is protected it does 

not mean that the structure must be preserved exactly as it 

is, rather, it allows for managed change through the planning 

process, with the objective of retaining the qualities of the 

structure which give it its special interest.

Works normally exempt from the need to apply for planning 

permission remain so with regard to a protected structure, only 

if such works would not affect the character of the structure 

or any element of the structure that contributes to its special 

interest. An owner may request that the local authority provide 

a Declaration as to what is exempted development in each 

individual case. 

The addition or deletion of a structure is a reserved function 

of the elected representatives of the Council in their functional 

area. However, where structures are recommended by the 

Minister for the Environment, the Councillors are required to 

provide a written explanation for the Minister as to why they 

may have decided not to add a structure which the Minister has 

recommended.

The only valid reason for not adding a structure is that it is no 

longer of special interest i.e. it has lost its special architectural 

interest. Its condition, ownership, or any financial or commercial 

considerations are not considered to be appropriate reasons.

 

an ExtRaCt FRom thE “aRChitECtuRaL hERitagE 

PRotECtion guiDELinEs FoR PLanning authoRitiEs  

Pg 13 ( 2004)

“Our architectural heritage is a unique resource, an 

irreplaceable expression of the richness and diversity of our 

past. Structures and places can, over time, acquire character 

and special interest through the intrinsic quality, continued 

existence and familiarity 

The built heritage consists not only of great artistic 

achievements, but also of the everyday works of craftsmen. 

In a changing world, these structures have a cultural 

significance which we may recognize for the first time only 

when individual structures are lost or threatened. As we enjoy 

this inheritance, we should ensure it is conserved in order to 

pass it onto our successors.

Sympathetic maintenance, adaptation and re-use can allow 

the architectural heritage to yield aesthetic, environmental 

and economic benefits even where the original use may no 

longer be viable. The creative challenge is to find appropriate 

ways to satisfy the requirements of a structure to be safe, 

durable and useful on the one hand, and to retain its character 

and special interest on the other…Structures can be read as 

historic evidence just like written documents, and can aid the 

understanding of past conditions and of how society changes.

Social history is revealed by structures such as market houses, 

hump-backed canal bridges, stables, servants’ staircases in 

eighteenth-century houses, public water-pumps and even by 

details such as bootscrapers outside front doors. There are 

personal histories and events of the distant past that leave their 

mark on places, whether these be mansions, grand schemes 

of town planning, bullet holes or masons’ marks. The evidence 

presented by a surviving structure should be carefully examined 

for clues to the understanding of the buildings themselves...

Cultural tourism is increasing and playing a significant part in 

the tourist economy. The conservation of our built environment 

contributes to the attractiveness of our country as a place that 

we can enjoy and invite others to visit” 1 

Questions Regarding  
Protected Structures

The following section is an extract from PL 12 A Guide to 

Architectural Heritage, published by the DoECLG.

1.  What LaWs aRE thERE in RELation to thE 

PREsERvation oF histoRiC buiLDings?

The law in relation to this subject is set out in the Planning 

and Development Acts, 2000, as amended and the Planning 

and Development Regulations 2001, as amended. Under 

new arrangements which came into operation on 1 January 

2000, the system of listing buildings has been replaced with 

strengthened procedures for the preservation of protected 

structures and structures in architectural conservation areas. 

Other historic structures may alternatively, or in addition, be 

protected under the National Monuments Acts 1930 - 1994.

1  Department of Environment Heritage and Local 

Government “Architectural Heritage Protection Guidelines 

for Planning Authorities”, Dublin (2004)

APPENDIX



Longford County Development Plan 2015 – 2021256 257

A
PPEN

D
IX

historical, archaeological, artistic, cultural, scientific, social 

and technical interest, and those which cannot. Works which 

are normally exempt and which do not affect the character 

of the structure would not require planning permission.

However, owners or occupiers who carry out such 

works without a specific exemption in a declaration 

from the planning authority do so at their own risk. An 

owner or occupier may request a declaration from the 

planning authority at any time, even where no works are 

contemplated.

7a. hoW is a DECLaRation issuED?

A declaration is issued to the owner or occupant of a 

protected structure free of charge on application. A local 

planning authority will issue such a declaration within 

twelve weeks of receiving a request. It will be necessary 

for an official of the authority to carry out a detailed 

inspection of the structure. The applicant for a declaration 

may be asked to state the extent of the property in their 

control, and to submit a drawing or map outlining its extent. 

Although the declaration is available to be inspected at the 

planning office, no information of a sensitive nature will be 

included in the record available to the public.

8. hoW DoEs an oWnER oR an oCCuPiER aPPLy  

FoR PLanning PERmission to CaRRy out WoRks  

to a PRotECtED stRuCtuRE?

A planning application involving a protected structure is 

made in the same way as any other planning application 

(see Pl. 2). However, because of the sensitivity of most 

protected structures to inappropriate works, a planning 

application for works to a protected structure will be 

generally required to be more detailed. The relevant 

newspaper and site notice for the planning application 

must indicate that the application relates to a protected 

structure. Additional information on how the proposed 

development would affect the character of the structure 

must be submitted with the application. The local authority 

will notify other interested bodies, including Dúchas, the 

Heritage Council and An Taisce, before making a decision 

on the application. It may be advisable to check with your 

planning authority in advance of applying for permission for 

development to make sure that your application is complete.

9. aRE thERE any mEasuREs in PLaCE to assist  

oWnERs anD oCCuPiERs to PREsERvE a PRotECtED 

stRuCtuRE?

Yes. A scheme of grants is operated by councils, to assist 

the owner or occupier of a protected structure to undertake 

necessary works to secure its conservation. 

9. a What gRants aRE avaiLabLE to oWnERs oF 

PRoPosED anD PRotECtED stRuCtuREs?

The following are the main agencies that provide funding for 

heritage buildings and/or protected structures:

 – Department of the Arts, Heritage and the Gaeltacht

 – Local Authority 

 – Heritage Council

 – The Revenue Commission

The agencies outlined above should be contacted 

individually in relation to the nature, administration and 

allocation of the grants available as these are subject to 

ongoing change. 

10. Do PLanning authoRitiEs havE sPECiaL PoWERs  

in RELation to PRotECtED stRuCtuREs?

Yes. A planning authority may:

 – require an owner or an occupier of a protected structure 

to carry out works if it considers that the structure is or 

may become endangered. Where a planning authority 

requires works to be carried out to prevent a protected 

structure from becoming or continuing to be endangered, 

the owner or occupier concerned may be eligible for 

financial assistance from the planning authority;

 – require an owner or an occupier of a protected structure 

to carry out works if it considers that character of the 

structure ought to be restored. The planning authority 

will in certain circumstances pay the reasonable 

expenses of carrying out the works required;

 – acquire, by agreement or compulsorily, a protected 

structure if it considers that this is desirable or 

necessary in relation to the protection of the structure. 

Where a local authority acquire a protected structure 

compulsorily, compensation equal to the value of the 

structure may be payable.

11. What is an aRChitECtuRaL ConsERvation aREa?

An architectural conservation area is a place, area, group 

of structures or townscape which is either of special 

architectural, historical, archaeological, artistic, cultural, 

scientific, social or technical interest in its own rights 

or which contributes to the appreciation of protected 

structures. This could include, for example, a terrace of 

houses, buildings surrounding a square, or any group of 

buildings which together give a special character to an 

area. In a rural setting an architectural conservation area 

could include, for example, a group of structures associated 

with a mill or with a country house estate. An architectural 

conservation area could also include protected structures. 

The planning authority may designate an area as an 

architectural conservation area in its development plan to 

2. What is a PRotECtED stRuCtuRE?

A “protected structure means— (a) a structure, or (b) a 

specified part of a structure, which is included in a record of 

protected structures, and, where that record indicates, includes 

any specified feature which is within the attendant grounds of 

the structure and which would not otherwise be included in this 

definition” Planning and Development Act 2000

‘‘structure’’ in the Planning and Development Act 2000 is 

defined as the following:

 any building, structure, excavation, or other thing 

constructed or made on, in or under any land, or any part of 

a structure so defined, and—

(a) where the context so admits, includes the land on, in or 

under which the structure is situate, and

(b) in relation to a protected structure or proposed 

protected structure, includes—

(i) the interior of the structure,

(ii) the land lying within the curtilage of the structure,

(iii) any other structures lying within that curtilage and 

their interiors, and

(iv) all fixtures and features which form part of the 

interior or exterior of any structure or structures 

referred to in subparagraph (i) or (iii)

A protected structure is a structure or part of a structure 

that a planning authority considers to be of special interest 

from an architectural, historical, archaeological, artistic, 

cultural, scientific, social or technical point of view. Details of 

protected structures are entered by the authority in its Record 

of Protected Structures, which is part of the Development 

Plan. The owner and/or occupier of a protected structure 

are legally obliged to ensure that no danger is caused to 

the structure. This obligation applies from the time when 

an owner or occupier is notified of a proposal to include a 

structure in the Record of Protected Structures (at which time 

the structure becomes a “proposed protected structure”).

3.  What PaRts oF a PRotECtED stRuCtuRE  

must bE PREsERvED?

The obligation to preserve a protected structure applies 

initially to all parts of the structure, including its interior, 

all land around it, and any other structures on that land 

and their interiors. The obligation also applies to any 

exterior or interior fixtures and fittings of a protected 

structure or of any structure on land immediately within its 

curtilage. If a declaration is sought (see section 7 below), 

the planning authority can clarify which, if any, parts of 

the structure or its surrounding curtilage are not of special 

architectural, historical, archaeological, artistic, cultural, 

scientific, social or technical interest, and therefore do not 

require special protection.

4.  hoW DoEs a stRuCtuRE bEComE a PRotECtED 

stRuCtuRE?

A structure becomes a protected structure when it is 

included in the Record of Protected Structures compiled by 

the planning authority. You should check with your planning 

authority if you would like to know if a structure is protected 

or proposed for protection. A planning authority must follow 

certain procedures if it proposes to deem a structure to be 

a protected structure. These involve notifying the owners 

and occupiers of the structure and certain interested bodies 

of the proposal and also notifying the public by means of 

a newspaper advertisement. The owner or occupier of the 

structure, along with any member of the public, is entitled 

to make comments on the proposal to the authority. These 

comments are taken into account before the planning 

authority’s elected members decide whether or not the 

structure should become a protected structure.

5.  What obLigations FaLL on oWnERs anD oCCuPiERs 

to EnsuRE thE PREsERvation oF PRotECtED 

stRuCtuREs?

An owner or occupier of a protected structure must ensure 

that the structure or any element of it is not endangered. 

Endangering a structure can mean either directly or indirectly 

damaging the structure, or any element of it, by neglecting 

the structure to such an extent that it is damaged.

6.  Can i CaRRy out DEvELoPmEnt to a PRotECtED 

stRuCtuRE Without PLanning PERmission?

Under the planning system, many minor works to structures 

do not normally require planning permission. These works 

are known as exempted development (see Pl. 7). However, 

for a protected structure, such works can be carried out 

without planning permission only if the works would not 

affect the character of the structure or any element of the 

structure that contributes to its special interest. You may 

seek declaration from the planning authority as to the type 

of works which would or would not materially affect the 

character of the structure (see section 7 below) and which 

would or would not require planning permission.

In the case of some structures where the decorative 

condition is of special interest, planning permission could 

be required for interior decorating such as plastering or 

painting.

7. hoW DoEs an oWnER oR oCCuPiER knoW WhiCh 

WoRks REquiRE PLanning PERmission?

An owner or occupier of a protected structure may request 

the planning authority to issue a declaration regarding 

the structure and its curtilage. This will indicate the types 

of works that could be carried out without affecting the 

character of the protected structure or any element of the 

structure which contributes to its special architectural, 
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The Planning and Development Act requires that a protected 

structure be of special interest under one or more headings. The 

following contains an explanation of headings which is based 

on Department of Environment Heritage and Local Government 

“Architectural Heritage Protection Guidelines for Planning 

Authorities”, Dublin (2004).

aRChitECtuRaL:

 – Good quality design

 – Works of a distinguished architect

 – An exemplar of a building type and harmonious 

interrelationship of different styles within a structure.

 – Structures that make a positive contribution to the 

streetscape or landscape or is integral to the visual 

harmonisation of a group of structures in a rural or  

urban settings.

 – A well designed interior

 – Can be on any time period

histoRiCaL:

 – Location of important events

 – Structure being influenced by an historical figure

 – Memorials to past events

 – Structures which show examples of the effect of change 

over time or structures that have an interesting historical 

development. Specific historic fixtures and fittings 

 – Rarity of a structure

aRChaEoLogiCaL 

 – Special Archeological interest is defined by the degree 

to which material remains can aid to our understanding 

of past societies and period of time.

aRtistiC

 – good craftsmanship;

 – decoratively carved architectural compositions timber or 

ceramic-tiled

 – decoratively-carved shopfronts;

 – ornate plasterwork ceilings;

 – decorative wrought-iron gates;

 – religious art 

 – fixtures and fittings 

 – funerary monuments within a graveyard;

CuLtuRaL

 – other structures that illustrate the development of society, 

such as early schoolhouses

sCiEntiFiC

 – the results of scientific research may be seen in the execution 

of the structure;

 – the materials used in the structure may have the potential to 

contribute to scientific research

 – the structure may be associated with scientific research that 

has left its mark on the place

tEChniCaL

 – displays structural or engineering innovation evidenced in its 

design or construction

 – it is the work of a known and distinguished engineer;

 – it is an exemplar of engineering design practice

 – of its time. For example, a bridge may be a masonry arch, an 

iron suspension or a concrete

 – technically unusual or innovative construction or cladding 

materials

 – contains innovative mechanical fixtures, machinery or plant 

or industrial heritage artefacts that describe the character of 

production processes. 

 – mill buildings, millponds, can often have a technical  

heritage value;

 – purely special technical interest can be ascribed to the 

innovative engineering qualities of a structure, as distinct 

from the building’s appropriateness for use, or its appearance 

or form.

soCiaL

“The characteristic of special social interest embraces those 

qualities for which a structure, a complex or an area has become 

a focus of spiritual, political, symbolic or other sentiment to 

any group of people. A community may have an attachment 

to a place because it is an essential reference point for that 

community’s identity, whether as a meeting place or a place of 

tradition, ritual or ceremony.” 1

 – A social interest could also be attributed to structures 

illustrating the social philosophy of a past age, as in the case 

of philanthropic housing developments.

 

ensure that its character is preserved. Planning permission 

would normally be required before works can be carried out 

to the exterior of a structure in an architectural conservation 

area. A planning application involving a structure in an 

architectural conservation area is generally made in the 

same way as any other planning application. The relevant 

newspaper and site notice for the planning application must 

indicate that the application relates to a structure in an 

architectural conservation area. Additional information on 

how the proposed development would affect the character 

of that area must be submitted with the application. The 

planning authority will notify other interested bodies, 

including Dúchas, the Heritage Council and An Taisce, before 

making a decision on the application. It may be advisable to 

check with your planning authority in advance of applying 

for permission for development to make sure that your 

application is complete.

12. aRE thERE PEnaLtiEs FoR Causing DamagE to 

PRotECtED stRuCtuREs?

Yes. Any person who damages a protected structure or 

proposed protected structure commits an offence. It is also 

an offence to undertake any work to a protected structure 

which requires planning permission without obtaining that 

permission.

13. Can i gEt FuRthER inFoRmation?

The law governing protected structures is set out in the 

Planning and Development Act 2000, as amended, which 

may be purchased from the Government Publications Sales 

Office, Sun Alliance House, Molesworth Street, Dublin, 2, or 

downloaded from www.environ.ie. The Department of the 

Environment and Local Government also produces several 

leaflets in a series called Conservation Guidelines. 

The following list of documents that can be downloaded from 

www.environ.ie

1. A Guide To Protected Buildings 

2. Action on Architecture 2002-2005 

aDviCE sERiEs:

3. Maintenance - a guide to the care of older buildings (2007) 

4. Windows - a guide to the repair of historic windows (2007) 

aRChitECtuRaL hERitagE PRotECtion -  

guiDELinEs FoR PLanning authoRitiEs :

5. Chapter 1 - Introduction (2004) 

6. Chapter 2 - Record of Protected Structures (2004) 

7. Chapter 3 - Architectural Conservation Areas (2004) 

8. Chapter 4 - Declarations (2004) 

9. Chapter 5 - Places of Public Worship (2007) 

10. Chapter 6 - Development Control (2004) 

11. Chapter 7 - Conservation Principles (2004) 

12. Chapter 8 - Walls & Other Structural Elements (2004) 

13. Chapter 9 - Roofs (2004) 

14. Chapter 10 - Openings: Doors & Windows (2004)

15. Chapter 11 - Interiors (2004) 

16. Chapter 12 - Shopfronts (2004) 

17. Chapter 13 - Curtilage & Attendant Grounds (2004) 

18. Chapter 14 - Non Habitable Protected Structures (2004) 

19. Chapter 15 - Enabling & Temporary Works (2004) 

20. Chapter 16 - Making Good Disaster Damage (2004)

21. Chapter 17 - Alterations to Enhance Fire Safety (2004) 

22. Chapter 18 - Improving Access (2004) 

23. Chapter 19 - Maintenance (2004) 

24. Appendices (2004) 

ConsERvation guiDELinEs PamPhLEt sERiEs (1996) :

25. Conservation Guidelines No1 - Conservation Principles/

General Information (1996) 

26. Conservation Guidelines No2 - Sources of Information (1996) 

27. Conservation Guidelines No 3 - Windows (1996) 

28. Conservation Guidelines No 4 - Mortars, Pointing and  

Renders (1996) 

29. Conservation Guidelines No 5 - Interior Joinery and  

Fittings (1996) 

30. Conservation Guidelines No 6 - Decorative Plasterwork (1996) 

31. Conservation Guidelines No 7 - Stone Walling (1996) 

32. Conservation Guidelines No 8 - Brickwork and  

Stonework (1996) 

33. Conservation Guidelines No 9 - Paving and Street  

Furniture (1996) 

34. Conservation Guidelines No 10 - Roofs and Rainwater  

Goods (1996) 

35. Conservation Guidelines No 11- Rising Damp and  

Timber Decay 

36. Conservation Guidelines No 12 - Interior Decoration  

and Finishes (1996) 

37. Conservation Guidelines No 13 Ironwork (1996) 

38. Conservation Guidelines No 14 - Shopfronts (1996) 

39. Conservation Guidelines No 15 - Settings and Landscape 

40. Conservation Guidelines No 16 - Fire Safety, Security and 

Maintenance (1996) 

41. Conservation Officer Claim Form Conservation of Protected 

Structures Grant Form 4 

42. Civic Structures Conservation Grant 2008 

43. Civic Structures Conservation Grant 2007 

44. Civic Structures Grant - Circular Letter Indecon Trust Report - 

Examination of the issue of Trust Type Organisations to 

Manage Heritage Properties in Ireland 

thatChED stRuCtuREs in iRELanD : 

45. Report on the Present and Future Protection of Thatched 

Structures in Ireland-Executive Summary 

46. Report on the Present and Future Protection of Thatched 

Structures in Ireland-Volume 1 The Action Plan 

47. Report on the Present and Future Protection of Thatched 

Structures in Ireland-Volume 2 Supporting Information 

1 Department of Environment Heritage and Local Government 

“Architectural Heritage Protection Guidelines for Planning 

Authorities”, Dublin (2004) pg 30
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Energy Efficiency 

PRotECtED stRuCtuREs anD othER  

tRaDitionaLLy-buiLt buiLDings. 

This section is intended as a brief introduction to traditionally 

built/protected structures and energy efficiency. In all cases, 

where any improvement works are proposed to such structures, 

advice should be sought from a suitably qualified conservation 

professional and a work programme drawn up and submitted 

to the Planning Authority for their consideration prior to the 

commencement of any works to the structure.

When considering alterations to improve the energy efficiency 

of protected structures and older buildings, it is important to 

take into account that these structures act and react to climate 

conditions, temperature and humidity in different ways than 

most modern structures. 

Older, traditionally-built buildings with solid masonry walls 

and single-glazed windows, cannot be expected to reach the 

requirements of energy efficiency of modern buildings, but 

they have many other compensating qualities. It will often be 

possible to undertake minor changes, using the existing features 

of the building such as internal shutters, to achieve saving in 

energy consumption and increased comfort. Important factors to 

consider when improving energy efficiency in older buildings are:

a. Conservation of the historic or architectural interest of 

the building

b. Compatibility with the fabric of a traditionally-built 

building 

It is vital not to negatively impact on the fabric or the aesthetic 

importance of Protected Structures, therefore any alterations 

to improve the energy efficiency should be discussed with the 

Planning Authority and an expert who is aware of the needs 

and conservation of older buildings. It is important to consult 

with the Planning Authority to advise if planning permission is 

required to carry out proposed works, as even some apparently 

minor works can have a detrimental effect on the building 

fabric in the medium and long term and need very careful 

consideration and expert advice. For example, the installation 

of double-glazed windows in a protected structure may not be 

considered acceptable.

BER (Building Energy Rating) is standard calculation of the 

energy performance of a building and is a requirement of the EU 

Directive on the Energy Performance of Buildings (2002/91/EC of 

16 December 2002), which has now been transposed in Ireland 

by the European Communities (Energy Performance of Buildings) 

Regulations 2006 (S.I. No. 666 of 2006). 

The owner of a protected structure is not required to provide the 

BER to prospective buyers and tenants as Protected Structures 

are exempt. All buildings protected under the National 

Monuments Acts are generally exempt from the requirements of 

the Building Regulations.

Protected Structures are exempt from the requirements of Part 

L of the Building Regulations, which relate to the Conservation 

of Fuel & Energy in dwellings. As each older building is different 

and can react to changes in moisture levels and ventilation in 

a unique manner, if there is a real concern over heat-loss and 

energy efficiency, it is strongly recommended that the Planning 

Authority be consulted for advice prior to carrying out works. 

This is to minimise any inadvertent alterations which could 

impact negatively on the fabric and how the building functions, 

for example, cutting off or reducing ventilation to timber 

elements could lead to their decay in the short-medium term, 

promoting condensation on internal surfaces or within the fabric 

of the building will cause decay and damage. 

Any programme of works should only be designed and specified 

by a practitioner with a proven knowledge and experience in 

dealing with traditionally-built structures and be in line with 

conservation Best Practice principles. 

 

Record of Protected  
Structures Table

The following table is a record of the Protected Structures  

within the County and outlines the Structures within the County 

that are protected under the Planning and Development Act. 

hoW to usE this tabLE 

Structures 1-132 are structures that were protected prior to the 

2009 County Development Plan. In this regard the structures are 

ordered in the table as they were historically in previous County 

Development Plans.

Structures 133-379 are structures that were added to the Record 

of Protected Structures as part of the 2009-2015 Development 

Plan. This section of the table is ordered alphabetically 

according to the column ‘Town’. 
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Appendix 12:  
Ardagh ACA
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Appendix 13:  
Shop Front  
Design Guidelines

a)  Shop front design should be sympathetic to the 

appearance of the building as a whole and adjoining 

properties should provide a harmonious and appropriate 

addition into the streetscape. The appearance of 

individual buildings should not be adversely affected by 

unsuitable shop front designs.  

b)  The sub-division of glazing, careful detailing and the 

inclusion of stall-risers in bay divisions can help integrate 

shop fronts.  

 

 

 

  

 

 

a typical street where the left and right-hand shop  

fronts have been replaced with unsympathetic designs

 

c)  shop Front surrounds  

Traditionally shop fronts are contained within a 

permanent surround consisting of pilasters, mouldings 

and cornices (See image). These features establish the 

pattern of a street, the framework of a unit and are 

decorative elements in their own right. They should, 

whenever possible, not be removed, damaged or clad. 

Shops and terraces can be improved by repairing, 

replacing or reinstating these features. Modern 

shopfronts are acceptable as long as they retain similar 

basic proportions and can be successfully integrated 

into or enhance the streetscape. Care should be taken 

in the choice of colour scheme, with specific reference 

to the colour scheme of adjacent/adjoining buildings 

and the streetscape as a whole. 

 

  

 

 

Examples of good and bad shop front design – shop 

front should relate to the upper floors, particularly 

with respect to glazing. separate access to upper floors 

should be maintained. 

 

(d)  materials  

In the selection of materials for a shopfront, it is 

important that materials are selected which suit the 

character of the building concerned. Plain aluminium, 

galvanised metal, laminates and plastics will be resisted 

in favour of timber, quality brick, coloured/coated 

aluminium and natural stone. The selection of materials 

is highly dependant on the existing character of the 

building and the streetscape of which it forms part. 

Unsubstantial materials and harsh finishes detract from 

the appearance of individual buildings and the shopping 

area as a whole. 

(e) Fascia Display  

Overlarge or overbright shop fascias should be avoided, 

particularly in a terrace of shops. Fascias will generally be 

restricted to one metre maximum in height and restricted 

in width to the width of the shopfront and/or subdivided 

over large frontages. 

 Fascias should not obscure or damage existing 

architectural features nor rise above the cills of the 

first floor windows. Where a business occupies several 

adjoining units, each should have a separate fascia and 

all should be limited to a common design. Continuous 

fascias stretching across several units are unacceptable. 

(f)  Projecting signs  

Projecting signage of various sizes located at random 

over shop fronts is a major contributor to streetscape 

clutter. Each shop should be limited to a maximum of 

one projecting sign. This sign should be situated at 

fascia level and have a minimum of 2.4 metres ground 

clearance. 

 The sign should be in keeping with the style of the shop 

front and building character and not obscure or damage 

architectural details. Projecting plastic illuminated 

signage will not generally be permitted. 

   

APPENDIX



301Development Plan 2015 – 2021

APPENDIX

Longford County300

35

16

35

16
19

7

14

2

500m

1,000m

2,000m

N55

R198

N4

N5

Appendix 14:  
Lough Slawn pNHA

 

 

  

 

 

 

an example of how one poorly designed advertisement 

can overshadow the whole street (a). also, note how 

the advertising becomes one meaningless clutter when 

allowed to proliferate (b).  

 

(g)  Canopies and blinds 

 Canopies and blinds should enhance both the shop itself 

and the street as a whole and should be of a size and 

style in keeping with the building on which it is located. 

Plastic Dutch or perambulator canopies will be resisted in 

favour of fully retractable blinds in canvas type material. 

Generally, there will be a presumption against shiny 

plastic or other undesirable materials. 

(h)  Double shop units 

 Double shop units should provide or retain an intervening 

pilaster and break the fascia, as for two separate units. 

Shops were traditionally designed as single units. 

 Double shop units or wide shopfonts need special 

consideration because most streets have a strong vertical 

emphasis. A large shopfront where two units have been 

combined will therefore emphasise the horizontal and 

appear out of proportion. It is generally necessary to 

retain the intervening pilaster and break the fascia as for 

two separate units. 

(i)  shop Forecourts 

 The obstruction of the public footway with signage and 

merchandise will not be permitted. These obstructions 

can be dangerous to pedestrians, particularly elderly 

persons and those with disabilities. 

(j) Roller grilles and shutters 

 Generally speaking, roller grilles should be used in 

favour of solid shutters and should be colour finished as 

opposed to raw metal. 

 Grille boxes are ideally located internally and should 

be sympathetically integrated into the new shopfront 

design. If this is not practical, they should be colour 

finished or clad and should not project forward of the 

shopfront pilasters. Guide channels should be concealed 

or painted to match the shop front frame. 

 A solid base section to a roller grille may be installed for 

extra security, provided the solid base does not exceed 

0.5 metres in height and the slats are colour finished. 

 Solid shutters are not favoured in a town centre 

situation as collectively, they have a detrimental effect 

on the quality of the environment. Repeated use of 

shutters along a street creates a particularly hostile 

and impersonal appearance and by obscuring the shop 

window display, they remove the light and interest 

which shops provide to the commercial centre outside 

shopping hours. A brightly lit and inviting atmosphere 

is required if people are to use central areas outside of 

shopping hours. 
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Appendix 15:  
Rebel Longford               
Indicative Trail
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Appendix 16:  
Mid Shannon  
Tourist Trail 
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Appendix 17:  
Longford  
Literary Themed
Indicative Trail 
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Appendix 18: 
Indicative Shannon
Harbour Developments 
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Appendix 19:  
Longford Blueway Routes
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Appendix 20:  
N4 Mullingar to  
Rooskey Corridor
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