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2nd July 2021 

Planning Department, 

Roscommon County Council, 

Áras an Chontae, 

Roscommon. 

Re: Draft Roscommon County Development Plan 2021-2027 

A chara,  

Thank you for your authority’s work in preparing the draft Roscommon County 

Development Plan 2021-2027 (the draft Plan).  

The Office of the Planning Regulator (the Office) wishes to acknowledge the 

considerable work your authority has undertaken in the preparation of the draft Plan 

against the backdrop of an evolving national and regional planning policy and 

regulatory context. The Office wishes to congratulate the local authority on the 

overall presentation and layout of the draft Plan and the supporting documents, 

which provide a clear and concise strategy for the proper planning and sustainable 

development of the county over the plan period. In particular, the Office commends 

the preparation of a Housing Need Demand Assessment (HNDA) to inform the Core 

Strategy and Housing Strategy.  

The Office would also like to take this opportunity to congratulate your authority on its 

recent success in securing funding through the Urban Regeneration and 

Development Fund and Rural Regeneration and Development Fund for substantial 

projects in Roscommon Town and Boyle which will be important factors in terms of 

the regeneration of these towns and the creation of high quality urban environments 

for the local community.  

As your authority is aware, a key function of the Office is the assessment of statutory 

plans to ensure consistency with legislative and policy requirements relating to 

planning.  
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The Office has evaluated and assessed the draft Plan under the provisions of 

sections 31AM(1) and (2) of the Planning and Development Act 2000, as amended 

(the Act) and this submission has been prepared accordingly. 

Recommendations issued by the Office relate to clear breaches of the relevant 

legislative provisions, of the national or regional policy framework and/or of the policy 

of Government, as set out in the Ministerial guidelines under section 28. The 

planning authority is required to implement or address recommendations made by 

the Office. 

Observations take the form of a request for further information, justification on a 

particular matter, or clarification regarding particular provisions of a plan on issues 

that are required to ensure alignment with policy and legislative provisions. The 

planning authority is requested by the Office to action an observation.  

A submission also can include advice on matters that the Office considers would 

contribute positively to the proper planning and sustainable development of the area. 

The planning authority is requested by the Office to give full consideration to the 

advice contained in a submission.  

Overview 

The draft Plan is being prepared at a crucial time following the preparation of the 

National Planning Framework (NPF) and the Northern and Western Regional 

Assembly Regional Spatial and Economic Strategy (RSES) which seek to promote 

the rebalancing of regional development in a sustainable manner. The draft Plan has 

proactively embraced many of the challenges and opportunities identified in the NPF 

and the RSES by establishing a strong strategic approach in the draft Plan in terms 

of directing population and economic growth to the larger settlements which is 

supported with strong policy commitments for the regeneration and renewal of the 

county’s towns and villages. Other measures including those addressing climate 

change, which are promoted throughout the draft Plan, are also welcomed. 

The new planning policy context for planning authorities and regional assemblies set 

by Government in the NPF is centred on supporting and strengthening the rural 

economy through the sustainable regeneration of rural towns and villages and by 
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promoting consolidation and compact and sequential development in all urban and 

rural settlements. 

The challenge, as clearly outlined in the draft Plan, is to build on the unique 

dispersed settlement characteristics of County Roscommon, in order to provide a 

balance, link and synergy between the rural countryside and urban settlements, 

ensuring a high quality of life for residents in a sustainable manner alongside the 

delivery of houses in locations that are well served by infrastructure, that provide 

good access to services and facilities and sustainable transport options for future 

residents.  

In this context the Office considers that Roscommon Town provides an excellent 

opportunity to support development and growth to a greater degree than currently 

proposed. This will also be important in terms of supporting the policies in the draft 

Plan targeting population stagnation, rejuvenation and regeneration of settlements, 

including high vacancy rates within the settlements.  

This submission does, however, raise a number of concerns with the draft Plan’s 

approach to land use zoning which sets out broad land use categories and permits a 

wide variety of uses within the zones. The planning authority is advised that the 

approach which includes unzoned land and areas zoned outer core that are removed 

from the town cores has the potential to undermine national and regional policy 

objectives promoting compact and sequential development and regeneration. In 

addition to this, the Office has concerns regarding the adequacy of the Strategic 

Flood Risk Assessment (SFRA) in terms of the consequential implications for zoning 

decisions, and consistency with The Planning System and Flood Risk Management 

Guidelines for Planning Authorities Guidelines (DEHLG & OPW November 2009) and 

the associated Department of Environment, Community and Local Government 

Circular PL 2/2014. 

The rebalancing of future growth in accordance with the recommendations made 

below will be important to ensure that County Roscommon is less car-dependent and 

energy intensive, easier to service with public transport, social and physical 
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infrastructure, and to provide greater support to rural communities through their 

towns and villages consistent with national and regional policy. 

The planning authority will also be aware that the Office’s evaluation of the plan is 

required under section 31AM(2)(a) to address, in particular, matters within the scope 

of section 10(2)(n) of the Act in relation to climate change. The definition of 

appropriate settlement boundaries, the zoning of lands for specific uses (section 

10(2)(a) of the Act), and the establishment of guiding policies for smaller towns and 

settlements are vital tools available to the planning authority in promoting effective 

integration of land use and transportation policies and addressing the requirements 

of section 10(2)(n). 

It is within this context the submission below sets out 12 recommendations and 11 

observations under the following eight themes: 

Key theme Recommendation Observation 

Core strategy and settlement 

strategy 

Recommendation 1, 2, 

3 and 4 

Observation 1, 2 and 3 

Compact growth, regeneration and 

tiered approach to zoning 

Recommendation 5 

and 6  

Observation 4  

Rural housing and rural 

regeneration 

Recommendation 7 Observation 5 

Economic development and 

employment (including retail) 

Recommendation 8 

and 9 

 

Sustainable transport and 

accessibility 

Recommendation 10 Observation 6 

Climate action and renewable 

energy 

Recommendation 11 Observation 7 and 8 

Flood risk management  Recommendation 12  

Environment, heritage and 

amenities 

 Observation 9, 10 and 11 
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1. Core Strategy and Settlement Strategy 

1.1  Core Strategy 

The Office is generally satisfied that the core strategy and settlement strategy are 

consistent with the transitional population projections in the ‘NPF Implementation 

Roadmap’, and that the distribution of population growth, in particular for the larger 

settlements is consistent with the projected growth of settlements set out in the 

RSES. Furthermore, the planning authority is commended for the prompt 

implementation of the section 28 Guidelines: Housing Supply Target Methodology for 

Development Planning to the draft Plan.  

The RSES has targeted the Regional Growth Centre of Athlone to grow its 

population by at least 40% and the Key Towns to have a targeted growth of at least 

30%, relative to Census 2016. Since these are longer term population targets beyond 

2027 and are necessary to deliver centres of scale consistent with Regional Policy 

Objective (RPO) 3.1, the Office considers that there is merit in including forecast of 

population figures for the year 2031 for the larger centres in the relevant core 

strategy table.  

Observation 1 – Core strategy and settlement policy  

In order to demonstrate consistency with the longer term population targets set out 

for the Regional Growth Centre and Key Towns in the Regional Spatial and 

Economic Strategy, the planning authority is requested to amend and supplement 

the information in the core strategy table (table 2.2) to include forecast of 

population figures for the year 2031 with specific reference to the Tier 1 – 4 

settlements. 

The Office has identified a number of inconsistencies in Chapter 2 (Core Strategy 

and Settlement Policy) which require further clarification: 

 Table 2.2 states that the number of units to be delivered on infill/brownfield 

lands in Elphin is higher than the entire unit allocation for the town.  
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 There are a number of villages identified in Table 2.3 and Map 2.1 which are 

not listed in Table 3.1 of the Housing Strategy (Arigna, Castleplunket 

Cootehall, Croghan, Hodson Bay/Barrymore) whilst Clontuskert is not included 

in Table 2.3 or Map 2.1 but is listed in Table 3.1. Knockvicar is listed in Table 

2.3 but there is no map included for this village in Volume II of the draft Plan.  

 Table 2.2 and section 2.7 refer to the rural settlements as serviced and 

unserviced settlements whilst Chapters 3 and 4 use the term ‘Rural Villages’ 

and a consistent approach to this terminology is recommended to provide 

clarity on the application of policy therein.  

 Table 2.2 sets out an allocation of 381 units to the rural areas which is 

considerably lower that the figure projected in section 5.2 of the HNDA. As 

such, there would be a benefit to the core strategy providing further details as 

to how the allocation of 381 units over the plan period for the Tier 7 ‘Rural 

Areas’ will be implemented and monitored.  

 It is noted that Athlone, including the Monksland / Bellanamullia area in 

County Roscommon, is one of the designated regional centres in the NPF and 

the need for a co-ordinated strategy to support its growth is an essential 

element of the Core Strategy. As such it is considered appropriate that 

reference is made within the Core Strategy of the draft Plan to support the 

delivery of at least 40% of all new housing within the existing built-up footprint 

in the Regional Growth Centre of Athlone consistent with RPO 3.2 of the 

RSES. 
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Observation 2 – Core strategy  

Having regard to Chapter 2 (Core Strategy and Settlement Policy), the planning 

authority is requested to review and provide clarity and further details as 

appropriate in relation to the following: 

(i) Table 2.2 sets out that 64 units are to be delivered on infill/brownfield lands 

within Elphin which exceeds the total number of units allocated to Elphin 

under the core strategy.   

(ii) The list of settlements in the core strategy (and corresponding maps set out 

in Volume II) should ensure that the villages listed and included in the core 

strategy table 2.3 and map 2.1 correspond to those listed in table 3.1 of the 

‘Housing Strategy and Housing Need Demand Assessment report’ and are 

aligned and correct.  

(iii) The terminology referred to in different sections of the draft Plan should be 

consistent and settlements considered to be ‘Rural Villages’ should be 

identified as such. Tables 2.2 and 2.3 use the terminology of ‘settlements’ 

whilst Chapters 3 and 4 use the term ‘Rural Villages’.  

(iv) Outline how the allocation within tier 7 ‘Rural Areas’ will be implemented and 

monitored to ensure that the allocation provided over the plan period, which 

is considerably lower than that indicated in the HNDA, will be achieved.  

(v) To include a reference and/or a policy objective to support the delivery of at 

least 40% of all new housing targeted within the existing built-up footprint in 

the Regional Growth Centre of Athlone as per RPO 3.2 of the RSES. 

Advisory Note  

The planning authority is reminded, in so far as possible, to update the figures on the 

HST based on the actual quarter the plan will be adopted to ensure that it is 

consistent with the NPF and ESRI NPF 50:50 housing demand scenario, in 

compliance with the methodology set out in section 4.0 of the Guidelines. 
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1.2 Population Distribution and Settlement Hierarchy 

The Office is generally satisfied that the positioning of settlements within the county 

settlement hierarchy is consistent with the policies and guidance in the RSES 

including place-based assets in section 4.3.  

The distribution of future population growth across the settlement hierarchy provides 

a strategy that sufficiently responds to the policies and objectives of the NPF and 

RSES, with growth primarily being directed to the top four tiers of the settlement 

hierarchy which supports compact growth, regeneration and developing centres of 

scale, consistent with NPOs 3c, 9, 16, 18a; and RPO 3.1.  

However, the Office makes the following specific comments in respect of the rates of 

growth that are provided for across the settlement hierarchy: 

 The population allocation for Monksland over the plan period exceeds the 

allocation set out in Table 3 of the Northern and Western Regional Assembly 

RSES. 

 The population growth provided for Roscommon Town (26%) is considered 

low compared to that provided for Cortober (29%) and Boyle (21%). Given 

Roscommon Town’s designation as a Key Town with significant potential for 

compact growth, it is considered appropriate to provide for a higher growth 

rate in line with the objectives set out in section 3.4 and RPOs 3.1 and 7.16 of 

the RSES and NPO9. 

 The unserviced villages (tier 6) have significantly higher growth rates than the 

serviced villages (tier 5), and there is a need to rebalance the growth 

allocation between the two hierarchies to ensure that the unserviced villages 

do not grow at a faster rate that the serviced villages. 

 The designation of the Regional Growth Centre and the Key Towns of 

Roscommon and Cortober is consistent with the regional settlement hierarchy 

of the NWRA RSES which provides specific reference to their role and 

function. The introduction of tiers 5, 6 and 7 (serviced villages, unserviced 
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villages and the wider rural area) is generally consistent with national and 

regional planning policy objectives. 

 It is noted that Ballyleague (tier 5) and Lanesborough function as one and the 

CSO definition of the settlement includes both sides of the River Shannon.  

Consideration should be given to further supporting the role of this settlement 

having regard to the role allocated to Lanesborough within the County 

Longford settlement hierarchy.   

Recommendation 1 – Settlement strategy 

Having regard to  section 10(1A) of the Planning and Development Act 2000 (as 

amended) and NPO 7, the planning authority is required to:  

(i) amend core strategy table 2.2 to ensure that the population allocation for 

Monksland is consistent with the RSES for the Northern and Western 

Regional Assembly; 

(ii) increase the population growth rate and allocation to Roscommon Town in 

the core strategy consistent with its designation as a Key Town and its 

significant potential for regeneration, consolidation and economic 

development as outlined in the RSES. 

(iii) Rebalance the population allocation between tier 5 and tier 6 ‘unserviced 

villages’ to ensure that the rate of growth provided to tier 6 is lower and 

commensurate with its position in the settlement hierarchy and to direct 

growth to where services are available.  

 

Observation 3 – Settlement hierarchy (Ballyleague) 

Having regard to RPO 3.13, the planning authority is requested to reconsider, in 

consultation with Longford County Council and the regional assemblies, the 

position of Ballyleague within the settlement hierarchy given its population size and 

function located along the River Shannon, as well as its co-existence with 

Lanesborough which is placed higher within the settlement hierarchy of the draft 

Longford County Development Plan.   
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1.3  Residential Land Supply 

The planning authority is commended for the extent of information provided in core 

strategy table 2.2 which includes estimates for housing to be delivered on infill / 

brownfield sites within each settlement at tiers 1 – 4 of the settlement hierarchy. 

Notwithstanding and having regard to the provisions of section 10(2A)(c) & (d) of the 

Act, additional detail is required to provide greater clarity and transparency regarding 

the potential quantity of land required to meet the housing supply targets in each 

settlement which takes account of potential housing yield from existing residential 

areas and land zoned for a mix of residential and other uses. This is necessary to 

satisfy legislative requirements and to demonstrate consistency with the Guidance 

Note on Core Strategies (2010) and avoid over-zoning of land to meet the housing 

targets.  

Recommendation 2 – Residential land supply 

In accordance with sections 10 (2A) (c) & (d) and 10 (2C) (b)(ii) of the Planning 

and Development Act 2000 (as amended) and having regard to the Guidance Note 

on Core Strategies 2010, the planning authority is required to amend core strategy 

table 2.2 to include the quantity in hectares of existing / established residential 

areas as well as land zoned for a mix of residential and other uses which could 

accommodate additional housing units in particular for the larger settlements (tiers 

1 – 4). 

1.4  Development Approach  

Larger Settlements 

The Office welcomes the intention to prepare local area plans (LAPs) for the 

settlements of Roscommon Town, Monksland, Cortober and Boyle in keeping with 

the requirements of the Act. However, the Office considers that the absence of 

updated settlement plans and associated zoning maps for these settlements means 

that there is insufficient information in the draft Plan to effectively guide development 

and future growth in accordance with recent national and regional polices objectives 

such as NPO 3c and RPO 3.1. 
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In the interim and pending the adoption of an LAP for these towns, it is imperative 

that an adequate planning framework is put in place to ensure that plan led 

development can be facilitated in the short term and that these towns can be 

developed in a compact and sustainable manner.  

Recommendation 3 – Development approach for settlements  

The planning authority is required to review its approach and provide greater clarity 

and transparency in the delivery of the core strategy objectives for the Key Towns 

of Roscommon, Cortober and Boyle and to clearly set out how the objectives in 

section 10(2) of the Planning and Development Act 2000 (as amended) are to be 

achieved in the interim and pending the adoption of Local Area Plans for these 

settlements. At a minimum the planning authority is required to prepare maps and 

stronger policy objectives, identifying strategic objectives for each settlement 

consistent with sections 3.4, 3.8 and 3.9 of the Regional Spatial and Economic 

Strategy. In this regard, the settlement plans should include a settlement boundary, 

compact growth area, core retail area, key regeneration sites, strategic 

employment sites, constraints such as flooding, sustainable mobility objectives and 

relevant key future priorities. 

Self-sustaining Towns and Villages  

The Office welcomes and supports your authority’s preparation of settlement and 

village plans and their inclusion within the draft Plan. It is difficult, however, to 

determine how the land use zoning as set out for the tier 4 settlements will support 

compact and sequential growth in line with NPO 3(c) and 72 (a-c), given the broad 

land use zoning objectives set out for substantial land banks within these 

settlements. The ‘town core’ zoning encompasses an extensive area while the core 

retail/town centre area is not defined. In addition there are no land use zonings to 

identify open space, education or community uses. The use of an ‘unzoned’ land use 

category for existing established uses is ambiguous and the zoning matrix does not 

include this category adding to confusion as to what types of development, if any, are 

considered appropriate on these lands. Furthermore, the land use zoning matrix sets 

out considerable flexibility for various types of developments, including retail, to be 
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considered on substantial landbanks located on the edges of the settlement 

boundaries and removed from the traditional town centre cores.    

Recommendation 4 – Settlement plans  

Having regard to National Policy Objectives promoting compact and sequential 

growth, in particular NPO 3(c) and 72 (a-c), and the land use categories set out in 

the draft Plan, the planning authority is required to review the approach to land use 

zoning in the draft development plan. In this regard, the planning authority is required 

to: 

(i) review and consolidate the extent of land zoned for ‘Town Core’ to reflect the 

established retail and commercial area of the town / village centres and any 

planned expansion areas; 

(ii) provide justification for the inclusion of the land use category ‘unzoned land’ 

and remove it from lands that have established uses as the inclusion of 

extensive areas of ‘unzoned land’ inside the plan boundaries may undermine 

national policy objectives in the National Planning Framework promoting 

compact and sequential growth;  

(iii) provide justification for the extent of land zoned for ‘Outer Core’ in the tier 4 

settlements and the extent of land zoned for ‘Strategic Industry/Enterprise’ in 

Ballaghaderreen; 

(iv) review the land use zoning maps and include additional zoning categories to 

identify other uses such as education, community and open space;  

(v) distinguish between land that is developed and undeveloped in particular for 

established residential development within the plan boundaries; and   

(vi) ensure that any flexibility provided by the land use zoning matrix is conducive 

to supporting town centre consolidation / regeneration and does not undermine 

the overall strategic objective to achieve compact growth.  

2. Compact Growth, Regeneration & Tiered Approach to Zoning  

2.1 Compact Growth and Regeneration 

The Office welcomes the strong policy commitments outlined in Chapter 4 whereby 

the concept of ‘Placemaking’ and ‘Town Centre Living’ are specifically promoted to 



 

13 | Page 

complement the settlement plans, and reflect RPO 3.4, RPO 3.5 and RPO 3.9 of the 

RSES which is considered to be a proactive and positive approach. Further, it is 

noted that core strategy table 2.2 sets out targets for the delivery of 556 units on infill 

/ brownfield lands within the tier 1 – 4 settlements. Volume II of the draft Plan sets 

out land use zoning maps which identify ‘Town Core Residential Opportunity Sites’ 

and ‘Regeneration Lands’ and the planning authority is commended for this.  

In respect of Ballaghaderreen, the Office notes that it 'a key aim for Ballaghaderreen 

is to avoid further unconsolidated development and urban sprawl and instead seek to 

revitalise the town centre through steering development towards existing sites within 

the town core which could be developed/redeveloped.’ 

However, this strong policy approach is undermined by the land use framework set 

out in the settlement plans in Volume II. The Office considers that the land use 

zoning approach set out in Volume II needs to be reconsidered to ensure effective 

implementation and delivery of the development plan’s objectives for compact growth 

and regeneration in particular and also to avoid public confusion. Clarification is also 

required on the zoning objectives ‘Outer Core’ and ‘Unzoned Land’ and the 

corresponding land use matrix tables set out. There is scope to revisit this in the 

context of recommendations 4 and 7.   

Furthermore to ensure effective implementation, a clear timeline and strategic 

approach in carrying out the active land management approach and to set 

measurable targets (perhaps by settlement at the upper levels) and timelines against 

which the implementation can be monitored and measured. 

Observation 4 – Active land management 

Having regard to NPO 6 and RPO 3.3 and RPO 3.6 of the RSES which promote 

regeneration, brownfield and infill development, the planning authority is requested 

to: 

(i) include a clear objective to implement the Active Land Management Strategy 

approach within the development plan consistent with RPO 3.3 and RPO 3.4; 

and  
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(ii) set out a clear timeline and strategic approach to carrying out the Active 

Land Management approach and to set measurable targets (perhaps by 

settlement at the upper levels) and timelines against which the 

implementation can be monitored and measured. 

2.2 Tiered-Approach to Zoning 

NPO 72a requires planning authorities to apply a standardised tiered approach to 

differentiate between tier 1 (serviced land) and tier 2 (lands that can be serviced 

during the plan period) for all land use zoning types. Lands that cannot be serviced 

within the plan period should not be zoned (NPO 72c).    

The ‘Methodology for a Tiered Approach to Land Zoning’, as set out in the NPF 

appears not to have been applied within the tier 4 settlement maps and it is unclear 

what lands are already serviced or can connect to services, and what lands are to be 

provided with full services within the life of the plan. The office considers that further 

clarity is required to ensure consistency with NPO 72(a-c). 

Recommendation 5 – Tiered approach to zoning 

The planning authority is required to demonstrate that the tiered approach to 

zoning required under the NPF has been applied in the determining of objectives 

for the zoning of land in Volume II of the draft Plan. The planning authority is 

required to provide specific details of an infrastructural assessment applying the 

tiered approach to zoning (NPO72a, NPO72b and NPO72c refer), in accordance 

with the methodology set out in Appendix 3 of the NPF and to review the 

inclusion of a land use category for ‘unzoned land’ having regard to the 

peripheral location of these lands and their potential to undermine other 

objectives in the development plan supporting compact and sequential growth. 

2.3  Density and Development Management Standards  

The draft Plan makes reference to a number of relevant Development Management 

Standards applicable to development projects and which support the overall 

objectives in the draft Plan, and section 12.6 states that all new proposals will be 

assessed in accordance with national guidelines. While it is reasonable for the draft 
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Plan to provide a tailored approach to the consideration of residential densities for 

settlements depending on their size and character/function, it is nonetheless 

important that it provides for compliance with national policy and higher residential 

densities within the ranges advised in the section 28 guidelines on Sustainable 

Residential Development in Urban Areas (2009) to support national and regional 

policy objectives for compact growth, particularly in tier 1, 2 and 3 settlements.   

The densities set out are generally consistent with the section 28 guidelines on 

Sustainable Residential Development in Urban Areas (2009) and Circular NRUP 

02/2021 Residential Densities in Towns and Villages but a specific policy objective 

on this is considered necessary to provide for compliance with national policy and 

higher residential densities within the ranges advised in the Guidelines and to 

support national and regional policy objectives for compact growth, particularly in tier 

1, 2 and 3 settlements.   

Recommendation 6 – Residential densities 

Having regard to National Policy Objectives 6 and 35, the planning authority is 

required to provide greater clarity regarding the residential densities promoted in 

core strategy table 2.2 of the development plan and is required to: 

(i) include a specific policy to implement the residential densities set out in the 

Sustainable Residential Development in Urban Areas Guidelines for Planning 

Authorities (2012) and Circular NRUP 02/2021 Residential Densities in 

Towns and Villages; and 

(ii) provide clarity on the expected minimum densities for town/village centre and 

infill/brownfield sites acknowledging that these will be determined on a site 

specific basis. 

3. Rural Housing and Rural Regeneration 

3.1 Rural Housing Policy 

Roscommon is a predominantly rural county and it is important that the countryside 

continues to be a living and lived-in landscape, focusing on the requirements of rural 

economies and rural communities as recognised by the NPF. At the same time, it is 
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important that development plan policy protects against ribbon and over-spill 

development from urban areas, and supports the National Strategic Outcomes of 

compact growth, sustainable mobility, transition to a low carbon and climate resilient 

society and sustainable management of environmental resources.  

Consistent with national and regional policy objectives, the draft Plan seeks to 

manage and negate the pressure for overspill urban generated rural housing 

particularly in locations in proximity to the principle larger towns (Policy Objective 

PPH 3.12). This is of particular importance to County Roscommon having regard to 

the high levels of rural housing growth experienced in the county during the last inter 

census period comparative to urban housing growth1.   

NPO 19 makes a distinction between only two types of areas for rural housing in 

order to protect against urban generated demand and to focus on the regeneration of 

rural towns and villages. The Office notes that the draft Plan identifies and maps two 

rural area types, including (i) areas under urban influence and (ii) remaining rural 

areas, and commends the planning authority for this policy approach.   

The Office considers that other criteria also need to be considered including 

proximity and accessibility to large towns outside or close to the county boundary or 

to major transport corridors. While commuting is not the only criteria consideration of 

relevance, it is considered relevant in the context of a rural county which displays 

high levels of rural housing and associated car-dependency and has a number of 

national roads including the N4, N5, M6, N60 and N61. In particular, it is considered 

that the area along the N5 corridor (Ballaghaderreen) towards Longford Town, and 

the area north of Boyle need to be revisited within the context of the rural area 

classifications. 

 

 

 

 

                                                
1 On average 69% of all housing granted in Roscommon in any year comprises one off housing. Source Housing Strategy page 
61 
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Recommendation 7 – Rural housing policy  

Having regard to NPO 15, the planning authority is required to revisit, in an 

evidence-based approach, the area identified as Rural Policy Zone A (Areas 

under Urban Influence) and to consider by way of additional spatial analysis, the 

inclusion of areas identified as pressure zones for one off housing applications, 

whereby the following also applies: 

(i) Proximity to larger towns or to major transport corridors with ready access 

to urban areas including those large urban centres beyond the county 

boundary; 

(ii) Rural areas with high population growth in the county (CSO data); 

(iii) Ready access to the national primary and secondary road network which 

provides access to the larger urban areas to ensure that the overarching 

policy objectives as set out in the core strategy are not undermined by 

reason of the rural housing policy and in accordance with NPO 15. In this 

regard, the planning authority is advised to also consider the Spatial 

Planning and National Roads Guidelines (2012). 

3.2   Rural Regeneration 

The Office acknowledges the draft Plan’s strategic development approach for lower 

tier rural settlements and villages and the open countryside as outlined in the core 

strategy. It is noted that the draft Plan’s overarching policy intent is to focus on 

supporting sustainable and vibrant rural communities by supporting and regenerating 

villages and that the role of Roscommon’s rural countryside as a place to live, work 

and visit continues (Objective CS 2.16). Various management tools and policies are 

proposed to promote appropriate and proportional growth in settlements, for example 

Policy Objectives PPH 3.18 and PPH 3.19 to promote the provision of housing within 

existing village footprints as a viable alternative to the single housing in the 

countryside.  

The RSES builds upon the NPF and provides a range of policies for the region that 

seek to support rural areas and promote rural regeneration. Within this overarching 

framework, it is noted that the hierarchical role and function of lower order 
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settlements and villages (tier 5, tier 6 and Open Countryside), is clear in the 

settlement hierarchy. The Office welcomes that the draft Plan contains various tools 

and policies to promote appropriate and proportional growth within the settlements. 

However it is unclear how the 20% target for the delivery of all new housing in rural 

areas on brownfield sites can be achieved as per RPO 3.3 in the RSES, which would 

include proactive land management, site acquisition and assembly and preparation 

of development briefs to bring forward lands that might not otherwise be developed.  

Observation 5 – Housing in rural areas  

Having regard to recommendation No 6 and NPO 15, the planning authority is 

requested to consider including the following: 

(i) Provision of clear targets and provisions for monitoring residential 

development permitted as single rural houses. 

(ii) Measures to ensure that the 20% target for the delivery of all new housing in 

rural areas on brownfield sites can be achieved as per RPO 3.3 in the 

Regional Spatial and Economic Strategy. 

4. Economic Development and Employment 

The Office notes the strong policy support for economic development and 

employment which is expressed in the draft Plan’s objectives, strategic aims, and 

economic development policy objectives. The approach to cross reference the 

economic objectives of the plan, the core strategy and settlement hierarchy within 

Chapters 4, 5 and 6 is to be commended. The Office acknowledges that the draft 

Plan supports the rural economy and tourism development consistent with NPO 23. 

The Office commends the planning authority on the inclusion of Policy Objective ED 

6.19 to support the ‘Just Transition’ process to lead to environmentally and socially 

sustainable jobs, sectors and economies for those affected by the closure of the ESB 

power station and the Bord Na Móna peat harvesting practices.  

However, limited information has been provided with respect to the extent of land 

proposed or available for employment purposes in any of the principle towns and 

further information is required to indicate that sufficient lands are identified for 



 

19 | Page 

employment purposes at suitable locations consistent with the Guidance Note on 

Core Strategies (2010) and 10(2C)(b)(ii)) of the Act. Appropriate co-ordination with 

the Local Economic and Community Plan, in respect of enabling spatial planning and 

place-making policies and objectives may also be appropriate. 

Recommendation 8 – Employment lands  

Having regard to National Policy Objective 7, the planning authority is required 

to demonstrate that the potential for economic development within the towns is 

provided for in the form of suitably zoned land, taking proper account of national 

planning policies and the availability of the required physical infrastructure, 

particularly transport, access and water services. 

4.1   Retail 

The Office welcomes the broad alignment of the core settlement hierarchy and retail 

hierarchy. The retail strategy as presented complies with the requirements of the 

Retail Planning Guidelines for Planning Authorities (2012).  

It is noted that many of the town centres in the county have suffered from increases 

in levels of vacancy2 and the overall commercial vacancy rates are higher than the 

national average. It is therefore critical that the policy approach in the draft Plan 

seeks to regenerate the county’s towns and villages to ensure that they can 

sustainably influence and support their surrounding areas as advocated by NPO 6.  

As discussed above, the settlement maps for the towns do not identify the ‘core retail 

areas’ as provided in the Retail Strategy. Furthermore, the land use zoning matrix for 

these settlements indicates that retail use is open for consideration in a number of 

different land use categories such as ‘Outer Core’ and ‘Strategic Industrial / 

Enterprise Zone’ which includes land removed from the town centres. 

Having regard to the above, the development plan should set out specific policies to 

restrict and/or limit where retail use is permitted within the settlement plan 

boundaries and the zoning matrix in order to protect and support the vitality of the 

town centres, adhere to the sequential approach to development and avoid car 

                                                
2 Page 18 of the RSES for the Northern and Western Regional Assembly 
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dependent development taking place in locations which are divorced from the town 

centres and could affect the strategic function of the national road network.   

Recommendation 9 – Retail development  

Having regard to NPO 6 and the sequential approach prescribed by the section 

28 Retail Planning Guidelines, the planning authority is required to provide 

greater clarity and focus regarding the land use maps and land use zoning 

matrix set out in the settlement plans. In this regard the planning authority is 

required to address the following: 

(i) ensure that town centres are the focus and preferred location for any new 

retail development proposed and that alternative locations will only be 

considered in exceptional circumstances in accordance with the Guidelines;  

(ii) identify core retail areas/town centre core areas within the settlement plan 

maps in order to promote where retail services of the towns should be 

located, improved and consolidated in line with the sequential approach; and  

(iii) Ensure the land use zoning framework supports the policies set out in 

Chapter 4 to address the high levels of vacancy which exist within the 

settlements by setting clear parameters for what land uses are permitted on 

lands zoned outside of the town centre lands.   

5.  Sustainable Transport and Accessibility 

The Office welcomes the transport strategy of the plan which outlines measures to 

encourage a more sustainable approach to transportation in the county that can be 

implemented in an incremental and practical way at local levels. The council’s 

commitment for the creation of compact urban growth is set out in Chapter 7 where a 

number of key policy objectives to support and encourage sustainable forms of 

development which will reduce car dependency and lower carbon emissions are set 

out.  

There is no reference or policy objective within the draft Plan or the Settlement Plans 

for a commitment to the proactive implementation of the Design Manual for Urban 

Roads and Streets (as revised) consistent with RPO 6.26. 
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Subject to the changes required by recommendations 1, 3 and 5 and the inclusion of 

specific modal share targets for the settlements, the Office is satisfied that the draft 

Plan can provide a sustainable transport strategy in line with section 10(2)(n) of the 

Act, notwithstanding that a significant element of decisions will be made subsequent 

to the development plan. 

Recommendation 10 – Modal share and sustainable transport 

In order to ensure the effective planning, implementation and monitoring of the 

development plan requirements under section 10(2)(n) of the Planning and 

Development Act 2000 (as amended), the planning authority is required, in 

consultation with the National Transport Authority (and Transport Infrastructure 

Ireland), as appropriate, to:  

(i) enhance section 8.5 – Integrating Climate Action into County Roscommon 

to include existing baseline figures for modal share for the overall county 

and modal share targets for the plan period. It is recommended that this 

could best be provided at individual settlement level for the larger 

settlements, and at aggregate level for rural towns and villages and the 

open countryside; and  

(ii) provide an effective monitoring regime for the implementation of the 

planning authority’s sustainable transport strategy and the modal share 

targets in particular. 

 

Observation 6 – Compliance with DMURS 

The planning authority is requested to include a policy objective that indicates a 

commitment to the proactive implementation of the Design Manual for Urban 

Roads and Streets (revised 2019), consistent with RPO 6.26, which will also assist 

sustainable and active transport modes, in addition to improvement of the street 

environment and the overall quality of life for the local community. 
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6. Climate Action and Renewable Energy 

The Office considers that the draft Plan has the potential, subject to the following, for 

positive impacts in terms of energy reduction and greenhouse gas (GHG) emissions 

reductions as required by section 10(2)(n) of the Act for new development. 

6.1 Climate Action  

The Office commends the planning authority’s approach to climate action in the draft 

Plan and for preparing the Roscommon Climate Change Adaption Strategy (2019-

2024) as well as the clarity provided in Appendix 5 which demonstrates how the 

planning authority has appropriately considered climate change as a cross cutting 

theme across all chapters of the draft Plan. 

In order to optimise the achievement of strategic climate policies and indeed the 

planning authority’s own Climate Change Adaption Strategy, it is essential that the 

planning authority adopt a plan led approach. Therefore, the definition of settlement 

boundaries, the zoning of lands for specific uses (section 10(2)(a) of the Act), the 

provision of settlement plans for tier 1, 2 and 3 settlements, and the strengthening of 

guiding principles for tier 4 and 5 settlements are vital tools available to the planning 

authority in promoting effective integration of land use and transportation policies and 

in securing the Plan’s stated strategic objectives. To this end, responding to the 

recommendations herein, especially recommendations 2, 3, 4, 5 and 9, will also 

contribute to the achievement of the requirements set out under section 10(2)(n) of 

the Act. 

6.2 Renewable Energy 

The Office acknowledges the inclusion of the existing Renewable Energy Strategy for 

County Roscommon 2021-2027 and Roscommon County Council is commended as 

an organisation that is maximising opportunities to increase energy efficiency as part 

of a transition to becoming a more climate resilient and low carbon organisation.  

It is recognised that wind energy development currently offers one of the most viable 

vehicles for renewable energy production in the county and Policy Objective CAEE 

8.5 sets out to facilitate wind energy developments in the ‘Most Favoured’ areas 

identified on Figure 7 of the Renewable Energy Strategy (Areas Suitable for Wind 
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Development – Draft’). However, it is unclear if wind energy development is open for 

consideration in the “less favoured” category. 

Observation 7 - Wind energy  

Having regard to the requirements of section 9(4) of the Planning and 

Development Act 2000 (as amended), the planning authority is requested to set 

out clearly with respect to Policy Objective CAEE 8.5 if wind farm developments 

are open for consideration in the ‘less favoured category’ detailed in map 7 ‘Areas 

of Wind Energy’. 

It is important that consistency is achieved across county boundaries when 

identifying areas for wind energy development potential. In this regard, the Office 

would highlight the potential role of the Regional Assembly to co-ordinate wind 

energy and other renewable energy sources across the region, having regard to 

RPO 7.35 to identify Strategic Energy Zones as areas suitable for larger energy 

generating projects. In relation to the draft Plan, it is noted that lands identified in the 

draft Plan identified as ‘Most Favoured’ in County Roscommon to the north of the 

settlement of Ballyleague/Lanesborough are identified as ‘Non Preferable Areas’ 

areas for wind energy development potential in the Longford County Development 

Plan 2021-2027. 

Observation 8 -  Areas suitable for wind energy   

Having regard to the requirements of section 9(4) of the Planning and 

Development Act 2000 (as amended), the planning authority is required to 

coordinate the objectives for wind energy development in the development plan, 

with those of the neighbouring counties, to ensure a coordinated Wind Energy 

Strategy across the region. The planning authority is requested to co-ordinate with 

Longford County Council where current conflicts arise in the identification of 

preferable locations north of Lanesborough in the consideration of their recently 

published Draft Development Plan. The planning authority is advised to review the 
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area identified as ‘most favoured’ for wind energy development along the River 

Shannon and Lough Ree. 

Having regard to the national targets for reduction in greenhouse gas emissions, 

Specific Planning Policy Requirement (SPPR) in the Interim Guidelines for Planning 

Authorities on Statutory Plans, Renewable Energy and Climate Change (2017) 

requires that development plans set out how the county will contribute to realising 

national climate change and renewable energy targets including specific targets in 

megawatts for wind energy potential in the county. The Renewable Energy Strategy 

acknowledges that there is potential to produce up to 262MW but this target is not 

set out as a policy objective in the draft Plan and there is no detail provided as to 

how this target was arrived at or how it might be achieved.  

Recommendation 11 – Renewable energy targets  

In accordance with the provisions of section 28(1C) of the Planning and 

Development Act 2000 (as amended), the planning authority is required to 

ensure that the Specific Planning Policy Requirement contained in the Interim 

Guidelines for Planning Authorities on Statutory Plans, Renewable Energy and 

Climate Change is adhered to. In this regard, the planning authority is required 

to incorporate the stated target set out in the County Roscommon Renewable 

Energy Strategy of 262MW to be produced as a policy objective in the draft Plan 

and to provide further detail on how this target was arrived at and how it can be 

achieved. 

7. Flood Risk Management 

The Office welcomes the commitment to SuDS and Green Infrastructure in the draft 

Plan, which are key factors in terms of flood mitigation and climate action. The Office 

further welcomes reference to the section 28 the Planning System and Flood Risk 

Management Guidelines for Planning Authorities (DEHLG & OPW, November 2009), 

and the inclusion of a number of policy objectives such as ITC 7.46 and ITC 7.47. 
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Notwithstanding the above, a Strategic Flood Risk Assessment has only been carried 

out for the tier 4, 5 and 6 settlements and the draft Plan contains a ‘constrained land 

use zoning strategy’ for these settlements that requires that developments proposed 

in these areas to be accompanied by a detailed Flood Risk Assessment to assess 

the risks of flooding. It is important to note that the Guidelines specifically require that 

the Justification Test for areas at a high or moderate risk of flooding for uses or 

development vulnerable to flooding and that this should be undertaken at plan 

making stage, and not left to the planning application stage. Your authority’s attention 

is also drawn to the Department of Environment, Community and Local Government 

Circular PL 2/2014 which clarifies that the application of the justification test also 

applies to existing developed areas of towns and cities located in Flood Zone A and 

B. 

Recommendation 12 - Flood risk management 

Having regard to the detailed requirements of The Planning System and Flood 

Risk Management, Guidelines for Planning Authorities’ (DECLG and DECHLG, 

2009), section 28 guidelines, the planning authority is required to review the 

Strategic Flood Risk Assessment, in consultation with the OPW, to ensure 

consistency with the said Guidelines and determine if there is sufficient information 

to inform the land use zoning decisions, including the proposed constrained land 

use zoning strategy, in each settlement or if further detailed analysis is required. 

For land that is deemed to be of moderate or high flood risk and is sequentially 

preferable and could contribute to compact growth and higher density 

development, it will be necessary to undertake a Justification Test within the 

context of the SFRA. 

8. Environment, Heritage and Amenities 

Chapter 9 of the draft Plan addresses mandatory objectives in relation to protected 

structures, architectural conservation areas (ACAs) for the county, and 

archaeological heritage. It is considered there is merit to the inclusion of ACAs within 

the land use zoning maps for the settlements which would set a strong precedent to 

conserving and enhancing those settlements. 
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Observation 9 – Architectural conservation areas  

The planning authority is requested to consider the inclusion of the ACAs as 

outlined in Chapter 9 within the settlement maps provided for each settlement in 

Volume II of the draft Plan in order to highlight these areas within the spatial 

context of each settlement centre that will assist with the delivery of NPO 17 to 

enhance, integrate and protect the value of built heritage assets. 

Chapter 11 includes objectives for natural heritage, including protected habitats and 

species designated for nature conservation, and green infrastructure. The Office 

acknowledges that Chapter 11 also includes objectives for public rights of way along 

with a map and a table which is commended and acknowledged as an example of 

good practice. 

The NPF acknowledges the key role the planning process has to play in realising the 

potential of the extractive industries sector and the importance of identifying and 

protecting important reserves of aggregates and minerals from development that 

might prejudice their utilisation. Chapter 6 of the draft Plan sets out the economic 

policy objectives for the extractive industry and therein acknowledges it as a 

fundamental resource for the County. However, no map to identify the location of 

these resources within the County has been included and it is considered that this 

would be a welcome addition to the Plan and the policy objectives set out in this 

regard. 

Observation 10 – Extractive industry  

Having regard to National Policy Objective 23 and the section 28 Quarries and 

Ancillary Activities Guidelines for Planning Authorities (2004), the planning 

authority is requested to include a map to show the location of quarries and 

minerals across County Roscommon.  

The Office would conclude that the draft Plan addresses the mandatory objectives in 

relation to environment, heritage and amenities. 
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8.1  Environmental Reports 

The Office notes that the Strategic Environmental Assessment (SEA) report 

concludes that the full implementation of the plan will not result in a significant 

negative or adverse impact on environmental resources within the county and that 

the draft Plan will have a neutral to positive impact on the environment as a whole. 

Likewise, the Natura Impact Report concludes the draft Plan will not adversely affect, 

either directly or indirectly, the integrity of any European site, either alone or in 

combination with other plans or projects.  

While the Office is not a competent authority under article 6(4) of the SEA Directive, 

it considers that there is scope to enhance the integration between environmental 

reporting and the draft Plan preparation process. For instance, the environmental 

report does not include any analysis or discussion of the council’s deliberations on 

the draft Plan prepared by the executive or any analysis of the directions or motions 

of the elected members in the process of the draft Plan for public display.  

Observation 11 – Environmental reporting 

The planning authority is advised that in order to give full meaning to the Strategic 

Environmental Assessment process as set out in the Directive, it should ensure 

that as/when the material amendments stage arises, the environmental reporting is 

iterative and transparent with the decision-making process at that stage. 

 

In Summary 

The Office requests that your authority addresses the recommendations and 

observations outlined above. As you are aware, the report of the chief executive of 

your authority prepared for the elected members under section 13 of the Act must 

summarise these recommendations and the manner in which they will be addressed.  

At the end of the process, your authority is required to notify this Office within five 

working days of the decision of the planning authority in relation to the proposed 

Variation. Where your authority decides not to comply with the recommendations of 

the Office, or otherwise makes the plan in such a manner as to be inconsistent with 
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the recommendations made by this Office, then the chief executive shall inform the 

Office and give reasons for this decision. 

The Office acknowledges that meeting the requirements of the above 

recommendations and observations will require a lot of work. That work is required 

and should be prioritised to ensure that this Office can conclude that its adoption is in 

alignment with your authority’s wider statutory obligations.  

Please feel free to contact the staff of the Office in the context of your authority’s 

responses to the above, which we would be happy to facilitate. Contact can be 

initiated through plans@opr.ie. 

Yours sincerely, 

 

 

____ 

Niall Cussen 

Planning Regulator and Chief Executive 

_____ 
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