
www.mhplanning.ie

McCutcheon Halley is a limited partnership registered under the Limited Partnerships Act,
1907, registration no. LP512. Registered in Ireland No. 326490. Registered office: 6 Joyce
House, Barrack Square, Ballincollig, Co. Cork. Directors: Brian McCutcheon, BA(Econ) DipTP
DipGIS MIPI (Chairman). Tom Halley, BA(Mod), MRUP BSc ARCH(Hons) Cert. Civil Eng. MIPI.

Also in CORK
6 Joyce House,

Barrack Square,
Ballincollig, Co. Cork

P31 YX97

T. +353 (0)21 420 8710
E. info@mhplanning.ie

DUBLIN
Kreston House

Arran Court, Arran Quay,
Dublin 7, D07 K271

T. +353 (0)1 676 6971
E. info@mhplanning.ie
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A Chara,

McCutcheon Halley Planning of Kreston House, Arran Court, Arran Quay, Dublin 7, wish to make a submission
on the Draft Meath County Development Plan (MCDP) 2020-2026, on behalf of our Client, Narod Agency Ltd,
of 308 Kimmage Road Lower, Dublin 6W.

Our Client welcomes consultation on the Draft Plan and the opportunity to participate in the plan-making
process. The consultation period extends from 18th December 2019 to March 6th 2020 inclusive.

The submission aims to bring to the attention of the Planning Authority the details of a significant landbank in
Longwood, on which our Client is keen to progress residential development. The subject lands encompass an
area of c. 4.7 hectares, located south east of Longwood village.

Under the current zoning provisions of the MCDP 2013 – 2019, the lands have a ‘dual’ zoning providing for:
i. ‘A2 Residential (Phase II)’; and
ii. ‘F1’ (Open Space Amenity).

Our Client wishes to retain the current zoning in the forthcoming development, for the reasons set out
in the enclosed submission.

We trust that our submission will be considered as part of the consultation process for the Draft MCDP 2020
– 2026. Our Client thanks you for the opportunity to engage constructively with Meath County Council in
relation to these matters and trust that due consideration will be given to the issues addressed therein.

Is mise, le meas,

Martina Keenan Rivero

McCutcheon Halley Chartered Planning Consultants

Senior Executive Officer
Planning Department
Meath County Council
Buvinda House
Dublin Road
Navan
Co. Meath
C15 Y291

6th March 2020
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1. Introduction

McCutcheon Halley Planning of Kreston House, Arran Court, Arran Quay, Dublin 7, wish to make a submission
on the Draft Meath County Development Plan (MCDP) 2020-2026, on behalf of our Client, Narod Consulting
Ltd, of 308 Kimmage Road Lower, Dublin 6W. This submission has been prepared in respect of a site in their
ownership in Longwood, Co. Meath.

Our Client welcomes consultation on the Draft Plan and the opportunity to participate in the plan-making
process.

The aim of this submission is to bring to the attention of the Planning Authority the details of a
significant landbank in Longwood, on which our Client is keen to progress residential development
subject to the retention of its current zoning under the provisions of the MCDP (2013-2019). In this
regard, Narod Consulting Ltd are keen to engage constructively with public bodies such as the
Planning Authority to ensure the appropriate zoning is retained in the forthcoming development plan.

The subject lands in Longwood encompass an area of c. 4.7 hectares, located south east of Longwood village
centre, and contiguous to the existing built-up footprint of the village. Under the zoning provisions of the MCDP
2013 – 2019, the lands have a ‘dual’ zoning providing for:

i. ‘A2 Residential Post 2019’, with the expectation that these lands would come forward for
development in the forthcoming plan; and

ii. ‘F1’ with the objective ‘’to provide for and improve open spaces for active and passive recreational
amenities’’.

The Draft MCDP proposed to ‘dezone’ the land under the zoning allocation of ‘RA – Rural Area’. To
date, our Client has engaged constructively with the Planning Authority in relation to development
their lands in Longwood and is concerned about the loss of this development potential arising as a
result of the dezoning. We request that the existing ‘A2’ zoning is retained in the forthcoming
Development Plan, to allow for residential-led development within the lifetime of the 6-year plan.

FIGURE 1 SITE LOCATION, LONGWOOD, CO. MEATH
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This submission will set out the robust rationale for retention of the current zoning of our Client’s lands in the
forthcoming Development Plan, and is informed by the following key elements:

i. The overarching principles established in the National Planning Framework (2040) and the
Regional Spatial and Economic Strategy (RSES), of which it is incumbent on the Council to have
regard for the policies and objectives set out therein in the process of preparing the new
Development Plan;

ii. Our Client’s commitment and investment to date in safeguarding the development potential of the
subject lands, which are considered to have been overlooked by the Council in the preparation of
the plan; and

iii. Analysis of the zoning proposals of the Draft MCDP, to include the dezoning of Phase II lands
which under the provisions of the current MCDP, were expected to be brought forward for
development post 2019.

This submission will take the following structure:

 Section 1 Introduction
 Section 2 National and Regional Policy Context
 Section 3 Longwood
 Section 4 Meath County Development Plan (MCDP)
 Section 5 Conclusions and Recommendations
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2. National and Regional Planning Policy Context

To provide context for this submission, this section contains a broad analysis of up-to-date population
projections and the relevant national and regional planning context in relation to growth targets and housing
allocation.

The National Planning Framework (NPF) is the Government’s high-level strategic plan for shaping the future
growth and development of Ireland to 2040, in order to accommodate an estimated one million additional
people. The NPF states that between 2018 and 2040, an average annual output of at least 25,000 new homes
will be needed nationally.  Further, it estimates that the population of the Eastern and Midland region will grow
by 490,000-540,000 additional people during this period, attracting a substantial proportion of the forecast
growth.

National Policy Objective (NPO) 3c aims to secure compact and sustainable growth by delivering 30% of all
new homes that are targeted in the settlements other than the five Cities and their suburbs, within their existing
built up footprint. The Eastern and Midlands Regional Spatial and Economic Strategy (RSES) implements the
policies and objectives of the NPF at a regional level. The strategy seeks to direct future growth within the
region establishing a settlement hierarchy based upon consideration of the availability of land, resources,
environment and infrastructure capacity.

Within this context, the delivery of additional housing output remains a fundamental priority for the Irish
Government and was the impetus for Rebuilding Ireland - Action Plan for Housing and Homelessness (2016).
Construction of new housing stock is a fundamental aim of Rebuilding Ireland Pillar 3 – Build More Homes. It’s
key objective is to increase the output of private housing to meet demand at affordable prices by doubling
delivery of new homes to over 25,000 units per annum between 2017-2021

The NPF and RSES include population targets which are derived from the 2016 census of population and
project a population of 5.7m nationally by 2040. The estimated growth in population over the plan period is
19.7% or 0.82% per annum. However, subsequent CSO data published in January 2020 estimates the
population of Ireland in 2019 is 4,921,500. This represents 3.35% growth in the period 2016-2019 or
1.2% per annum, significantly greater than the national policy projections. As the population forecasts
set out in the RSES are derived from the NPF, it therefore follows that they too are well below the likely
growth trajectory.

The RSES contains population projections for County Meath with a population of up to 221,000 to 2026,
coinciding with the period of the Draft County Development Plan. Over the life of the RSES to 2031, the forecast
population for Meath is 231,500, ensuring that the County retain a 28% share of the Mid-East population.

The population forecasts included in the NPF Roadmap and in turn, the RSES are based upon levels of inward
migration lower than that which have been achieved historically and more recently. Our Client is therefore
concerned that the projected growth for Meath, and by extension, the settlements within the County rely upon
conservative modelling based on growth rates during 2011-2016 that correspond with the significant economic
downturn.

Homelessness and undersupply of housing remains a national emergency and reliance upon outdated and
inaccurate data to inform growth targets is likely to impede measures to address this supply imbalance. Despite
national targets to construct 25,000 homes annually and up to 35,000 in the short term to address the deficit
which has built up in recent years, levels of new dwelling completions remain significantly below what is
needed. This problem means that affordability problems persist within the market and deprive people and
families from buying much needed homes.

We would therefore urge Meath County Council to examine new and emerging data on population, to
inform the preparation of their core strategies and determine overall housing need.
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2.1 Active Land Management

In their preparation of Core Strategies, it is critical that local authorities engage in active land management.
Implementation of the respective growth targets requires a more nuanced approach which has regard to the
capacity and willingness of landowners to bring forth their sites for development, and focuses on promoting
compact, sequential and sustainable development. Having regard for this, Section 4.3 of the RSES advises
the following:

“Accordingly, sites with long-term development potential at priority locations should not be ‘reserved’
at the land allocation stages of the plan-making and implementation processes, in such a way as would
create an unreasonable dependency on such sites being brought forward or that would impede the
bringing forward of other suitable lands with better prospects for delivery in the short term, if the
strategic sites are not being brought forward by their owners.” (emp. added)

Consistent with this advice, a robust approach to active land management should ensure a reserve of
residential zoned lands is maintained, to safeguard housing delivery targets within the core strategy. An
underlying issue of the Governments Action Plan is its focus on volume. As outlined above, Rebuilding Ireland
identifies a target of over 25,000 new homes to be delivered annually between 2017-2021. This target was
based on research published by the ESRI in 2014. The 25,000 homes set out in Rebuilding Ireland is
conservative and forecasters estimate a demand of 50,000 homes per annum for the foreseeable future.

The Draft County Development Plan identifies an overall housing allocation of 20,351 units for Meath. The
Draft Plan states that approximately 3,682 units were constructed between 2016-2019, leaving an allocation
of 16,669 units to be built during the life of the plan to 2026. This implies an average of 2,381 units per year
throughout the County.

CSO data regarding new dwelling completions for County Meath for 2016 to 2019, is indicated in Table 3
below.

Year New Dwelling Completions (Units)
2016 620
2017 1,090
2018 1,515
2019 1,634

TABLE 1 CO. MEATH NEW DWELLING COMPLETIONS (SOURCE: CSO)

Nationally, the delivery of additional housing output has not been adequate in recent years to cater to
population growth levels leading to a well-documented chronic undersupply. While some progress is being
made, as evidenced by the recent increase in planning permissions and new dwelling completions within the
County, there remains a very significant deficit in new housing construction levels.

The requirement to construct 2,381 units per year in County Meath is significantly greater than the output
achieved between 2016 to 2019, as shown by the data above. We also note the housing allocation figure of
20,351 within the administrative area, does not take account of the deficit which has built up in the system over
recent years. Thus, facilitating delivery of housing allocation targets in the short term is likely to be a significant
challenge for the Planning Authority.

The need for a substantial quantum of new housing persists, nationally and in the regional and local
context, exacerbated by an accumulation of shortfalls in house building within the last decade which
will impact on housing supply for the foreseeable future. Active land management coupled with
adequate allocation of zoned lands at the local authority level will be key to addressing this need.
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3. Longwood, Co. Meath

3.1 Locational Context

Longwood is positioned south east of Co. Meath, proximate to the boundary between Co. Meath and Co.
Kildare. It is located c. 15 km south west of Trim, c. 10 km east of Kinnegad, c. 22km north west of Kilcock and
c. 34 km west of Dunshaughlin. It is characterised as a medium rural sized village, with the River Boyne flowing
c. 2km west, and the River Blackwater flowing east of the village’s development boundary. Longwood is
characterised by the historic quality of the central village, with the main street orientated in an east-westerly
direction with a large triangular shaped village green to the western end and a graveyard to the eastern end.

In the period between 1996 and 2011 Longwood experienced a seven-fold population increase from 186 to
1,378 no. persons, an expansion which has placed pressure on physical and social infrastructure. The village
is positioned at Level 4 within the retail hierarchy, providing for an adequate range of retail / commercial
services. There remains scope for retail and commercial growth, particularly within the village core through the
re-use of vacant and underused buildings.

The village is served by a Primary (St. Nicholas Primary School) and Post-Primary (Colasite Clavin Secondary
School) school. Other community facilities include shops (Spar and Gala), pubs, a hairdresser, antiques shop,
hardware store, a takeaway and a funeral directors. Longwood is served by the Bus Eireann service numbers
115 and 115a, which provide services to Mullingar and Dublin from Longwood.

FIGURE 2 CONTEXTUAL LOCATION OF LONGWOOD, CO. MEATH
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3.2 Subject Site

The subject site comprises a greenfield area of c. 4.7 hectares. The existing topography of the site is dominated
by gentle slope from the north down towards the south. The north of the site is bound by existing residential
properties and sporadically located mature trees. To the south the site is bound by Longwood Stream, to the
east by the Ribbontail Way access road, and to the west by agricultural lands.

FIGURE 3 CONTEXTUAL LOCATION OF SUBJECT SITE IN LONGWOOD, CO. MEATH

3.2.1 Background of Site

Our Client secured the subject lands in two separate parcels in July 2016 and August 2017, under the zoning
provisions of the MCDP 2013 – 2019 which allowed for the lands to be brought forward for residential
development after 2019. This included the southern portion of the lands zoned for open space amenity, which
would ultimately form part of the future development of the site. It is important to note that the lands were
secured with this expectation in mind, and we request that the Council have regard for the cost incurred to
date in safeguarding the development potential of the site.

A qualified Design Team was engaged in the preparation of a scheme for residential development of the lands,
which comprised a proposal for a Strategic Housing Development (SHD) of 101 no. residential units, for which
an application was intended for submission to An Bord Pleanála (ABP). The scheme included the provision of
a childcare facility and improvements to the existing Ribbontail Lane and Ribbontail Way. The development
works to the adjoining roads were included to improve the quality of the route linking the proposed development
and the adjoining existing residential development to the village centre.

Figure 4 shows an indicative layout of the scheme designed by Terry & O’ Flanagan Ltd.
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FIGURE 4 INDICATIVE LAYOUT OF SCHEME PREVIOUSLY PREPARED FOR THE SITE IN LONGWOOD, CO. MEATH

Our Client engaged with Meath County Council for pre-planning consultation, and an S.247 pre-application
was held with the Planning Authority in May 2018. Under Section 5 of the Residential Tenancies Act, a pre-
planning request was submitted to ABP, and the Bord issued a PAC opinion in relation to developing the lands.
The Bord did not object to, in principle, the residential-led development of these lands, and their opinion
confirmed the deliverability of development on the subject site, subject to a number of considerations of which
the following are pertinent to this submission:

i. Potential prematurity of development at the location of the subject lands pending the
completion and adoption of the RSES and consequential review of the MCDP.

The RSES has since been finalised by the Regional Assembly and formally adopted and is recognised as the
overarching and crucial guiding document for the implementation of the policies and objectives of the NPF at
a regional level. The Strategy sets out the principles of active land management which are addressed in
Section 2 of this submission. In accordance with these principles, Planning Authorities are required to consider
bringing forward ‘suitable lands with better prospects for delivery in the short term’ and are not required to
‘dezone’ lands considered surplus to that required to fulfil the goals of the Core Strategy.



Narod Agency Ltd | March 2020 | 11

ii. Prematurity of the development pending upgrade of the existing waste waster treatment
services.

Irish Water have been engaged in relation to the infrastructure required to adequately service the site, to
include the preparation of a Project Works Services Agreement Report prepared in February 2019, which
determined the level of upgrading required. Our Client has incurred significant costs to date in order to
safeguard the development potential of the lands.

The zoning map provided for Longwood in the Draft Plan (see Figure 6) indicates the areas subject to a
‘Strategic Flood Risk Assessment’ (SFRA), categorised by ‘Flood Zone – A’ and ‘Flood Zone – B’. These are
informed by information provided by the Office of Public Works (OPW). It is noted that the southern part of the
subject lands forms part of a Flood Risk ‘A’ and ‘B’ zone located south east of the town, for which a SFRA was
undertaken by a qualified professional to accompany a previous scheme for the site. Future development
proposals for the site will include an updated assessment as appropriate, and it should be noted that the
residential component of any future schemes will not be located within the areas of Flood Zone ‘A’ or ‘B’.

On foot of the above, this submission seeks to remind the Council that our Client has previously
expressed their intentions to develop their lands in Longwood and has engaged directly with the
relevant Planning Authorities. Extensive investment has been made in relation to servicing and
infrastructure, and the appointment of a design team to prepare a comprehensive scheme for the site,
on the expectation that these lands would be brought forward for development in the forthcoming plan.
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4. Meath County Development Plan

4.1 Meath County Development Plan 2013-2019

According to the MCDP 2013 – 2019, Longwood is currently positioned in the Settlement hierarchy as a ‘Village
– Local centre for services and local enterprise development’, essentially with the role of providing services for
the surrounding hinterland, which generally comprises rural communities.

Under the provisions of the current Plan, our Client’s lands are formed by the following 2 no. zoning objectives
(See Figure 5):

i. Northern majority of the lands contiguous to the existing built-up area of the village centre are
zoned ‘A2 – New Residential (Phase II)’, with the objective ‘’To provide for new residential
communities with ancillary community facilities, neighbourhood facilities and employment uses as
considered appropriate for the status of the centre in the Settlement Hierarchy’’; and

ii. Southern section of the lands is zoned ‘F1’ with the objective ‘’to provide for and improve open
spaces for active and passive recreational amenities’’.

FIGURE 5 EXTRACT FROM LONGWOOD LAND USE ZONING MAP IN MCDP 2013-2019 (TO INCLUDE ADOPTED
VARIATION NO. 2)

The northern portion of the lands zoned as ‘The Phase II’ were introduced by Variation No. 2 to the Meath
County Development Plan 2013-2019, adopted on 19th May 2014. Variation No. 2 introduced a phasing
strategy in the form of an Order of Priority to address concerns regarding excess residential zoned lands.

Section 3.3 of the ‘Introduction and Explanatory Document’ for Variation no. 2 articulates the continued
commitment of the Council to the future zoning of residential lands. It was envisaged that Phase II lands
would be brought forward for development at the time the new County Development Plan was
prepared:
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“It should be noted that the inclusion of lands in Phase II which is indicated as being required beyond the life
of the present County Development Plan i.e. post 2019, does infer a prior commitment on the part of Meath
County Council regarding their future zoning for residential or employment purposes during the review
of the present plan and preparation of a new County Development Plan expected to occur during the
2017 – 2019 period. Any subsequent decision will be considered within the framework of national and regional
population targets applicable at that time, the Core Strategy and the proper planning and sustainable
development of County Meath.” (emp. added)

The household allocation for Longwood in the lifetime of the 2013 – 2019 plan was 40 no. units. Table 1 below
is an extract from the Core Strategy contained in the MCDP 2013 – 2019 (Table 2.4 Housing Allocation and
Zoning Requirements).

Household
allocation
2013-2019

Av. net
density
applicable
unit/ha

Quantity of
residential
zoned land
required

Available
land zoned
for
residential
use (ha)

Available land
zoned for mixed
use incl.
residential (ha)

Total available
zoned land (ha)

Deficit/
excess (ha)

Longwood 40 20 2.0 20.9 0.4 21.3 19.3

TABLE 1 HOUSING ALLOCATION AND ZONED LAND REQUIREMENTS (2013-2019), LONGWOOD

4.2 Draft Meath County Development Plan 2020-2026

Within the Core Strategy of the Draft MCDP 2020-2026, Longwood has been designated under ‘Towns and
Villages – Towns and Villages with local service and employment functions.’

The Draft Plan proposes to ‘dezone’ the entirety of our Client’s lands to ‘RA – Rural Area’ , with the objective
‘‘to protect and promote in a balanced way, the development of agriculture, forestry and rural – related
enterprise, biodiversity, the rural landscape, and the built and cultural heritage’’.

FIGURE 6 EXTRACT FROM LONGWOOD LAND USE ZONING MAP IN DRAFT MCDP 2020 – 2026
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Our Client is deeply concerned about the loss of development potential arising from the proposed ‘RA’
zoning, which will inhibit the residential-led development of the subject lands in the lifetime of the
forthcoming plan. Given the costs incurred to date, analysis of the overall zoning for Longwood set
out in the Draft Plan (summarised below), and the scant zoning of land for residential-led development,
it is considered that proposed zoning of our Client’s site is unjustified.

Table 2 below is an extract from Table 2.11 of the Draft MCDP (Core Strategy Table, Population and
Household distribution to 2026) indicating the housing allocation of 104 no. units set out for Longwood in the
period of the MCDP 2020 – 2026.

TABLE 2 PROJECTED POPULATION AND HOUSING ALLOCATION (2020-2026), LONGWOOD.

It is understood that Longwood’s position in the Settlement Hierarchy under ‘Towns and Villages’ endeavours
to limit the unwarranted outward expansion of the settlements at this tier and favours the compact development
and consolidation of town/village core. There is, however, a stark contrast in the quantum of land zoned for
residential development between the adopted MCDP and that proposed for the forthcoming Plan period, in the
reduction from 20.6 hectares to 1.22 hectares. This decrease is noted despite the almost three-fold increase
in the household allocation from 40 no. units (2016 – 2019) to 104 no. units.

The extract from the Draft Core Strategy (Table 2) shows that approximately 16 no. households were built in
Longwood in the three-year period between 2016 and 2019, under a Core Strategy which had allocated 20.6
hectares of land for residential development. Having regard for the period of the forthcoming plan (6 years),
on the basis of these completions this would provide for a total of 32 no. units to be completed in the period
between 2020 and 2026.

This combined with the 68 no. extant units not yet built as identified in Table 2, would provide for a total of 100
no. residential units in the period of the plan, which still falls below the forthcoming household allocation of 104
no. units. Having regard for these projections as broad estimates, it is considered that currently allocated
quantum of lands for residential development leaves room for a shortfall in the number of units delivered.

The location of our Client’s land is contiguous to the existing settlement of Longwood, meaning that
future development of these lands would be in accordance with sustainable and compact growth
objectives. New residential development at this site would be consistent with the orderly, sequential
development of the village.

Column A Column B Column
C

Column
D

Column E Column
F

Column
G

Column
H

Column I

Settlement Population
2016

Projected
population
increase to
2026

Projected
population
2026

Approximate
households
completed
2016-2019

Extant
units not
yet built

Household
allocation
2020-2026

Potential
units to be
delivered
on infill/
brownfield
lands

Quantum
of land
zoned for
residential
use (ha)

Longwood 1,581 200 1,781 16 68 104 20 1.22
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4. Conclusion and Recommendations

In summary, our Client is concerned about the loss of development potential arising from the proposed
‘dezoning’ of their lands in Longwood, Co. Meath in the Draft MCDP 2020 – 2026. We propose that the subject
lands retained their current zoning under the MCDP 2020 – 2026, a combination of ‘A2 – New Residential’ and
‘F1’ for the reasons summarised below:

i. First and foremost, our Client has explicitly expressed to Meath County Council their
intention to develop the lands under their ownership. Extensive cost has been incurred in
safeguarding the development potential of the lands, which were expected to be released
for development within the lifetime of the forthcoming Plan. It is considered incumbent on
the Planning Authority to have regard for the Client’s investment in the lands to date.

ii. In our professional planning opinion, this substantial development potential has been overlooked
by the Council in their preparation of the Plan. The lands occupy a location proximate to the village
centre, and it is considered that their development does not threaten the Plan’s overarching
objective is compact development and consolidation and strengthening of the centres of Villages
and Towns in Co. Meath.

iii. In its wider context, it is considered that the Draft Plan has allocated a scant quantum of lands for
residential development, and a severe reduction from that previously allocated in the MCDP 2016
– 2019. Despite an increase in household allocation, the Draft Plan has not only failed to bring
forward any new areas of land but proposes to dezone a significant proportion of the lands
previously allocated for residential-led development.

iv. Having regard for the principles of active land management established in this submission, it is
incumbent on the Planning Authority to ensure a shortfall does not occur in the amount of land
zoned for residential-led development. In this regard, the Council have allocated the minimum
amount of land required to facilitate the household projections for the Draft Plan, and it is requested
that the Council has regard for lands which are actively being put forward for development by our
Client.

We trust that our submission will be taken into account as part of the consultation process for the Draft Meath
County Development Plan 2020 – 2026. Our Client thanks you for the opportunity to engage with the Council
in relation to these matters and trust that due consideration will be given to the issues herein.


	CL_DRAFT_ MCDP Longwood Submission_KK_200306.pdf (p.1)
	RPT_Longwood FINAL Submission_200306.pdf (p.2-16)

