County Development Plan 2003  - 2009

{Variation No 7, April 2007}
Appendix 1 

(As adopted  by resolution of the Elected Members 

at the Council Meeting on 16th July 2007)
Land Use Strategy for Selected Towns, Villages and other centres 2007

Land Use Zoning Strategy for identified Towns and Villages and other Centres.
1.
Introduction

The Land Use Strategy has been formulated in order to give better definition to the aims of the current County Development Plan in respect to the strengthening of towns, villages and other centres and in order to counteract undue segregation in housing between persons of different social backgrounds.

The Variation will give better definition to the aims of the current County Development Plan in respect to the strengthening of towns, villages and other centres The land identified in the Strategy are being zoned in order to promote the sustainable growth of each centre and direct development towards particular areas and maximise the return on the Council’s investment in infrastructure. A key response to the strengthening structurally weak areas such a County Leitrim is the strengthening of the structure of towns and villages. A vital aspect of achieving sustainable development and vibrant urban and rural communities is that these centres are allowed to evolve and grow in an orderly manner. As such these centres will act to provide both urban and rural communities with a range of services, facilities and employment opportunities. 

The Land Use Strategy will also act to counteract undue segregation in housing between persons of different social backgrounds. In this regard it is proposed to include requirements in respect to Part 5 of the Planning and Development Act 2000 – 2006 relating to Social and Affordable Housing Supply to certain Tier 2 and Tier 3 Centres. Mohill and Drumkeeran have been excluded from Part 5 requirements due to the existing level of social housing in these towns.

This strategy has been formulated in respect to Tier 2, 3 and 4 Centres as outlined below. In the case of Ballinamore, Drumkeeran, Drumshanbo, Manorhamilton, and Mohill, the strategy has been informed by the Framework Plans which have been adopted by the Local Authority.

In general terms the larger-scale Centres, the lands have been zoned; “Mixed Use”, “Primarily Residential”, “Enterprise and Employment”, and “Social and Community”. Areas zoned Tourism has been identified in some of the centres. The smaller-scale Centres have been zoned ‘General Development ‘Social and Community’ and ‘Amenity’.

Where land is zoned for a particular use, permission may be refused if, in the opinion of the planning authority, the infrastructure is not adequate to service the proposed development. Planning permission may also be conditional on the provision of certain key pieces of infrastructure.

2.
Hierarchy of Towns and Villages






Tier 1 Centres

Carrick on Shannon with a population of 2,663 (2006 CSO) is the key service, administrative and retail centre in the County and has been identified for the purposes of this strategy as a Tier 1 Centre. It is not proposed to amend the Carrick on Shannon Local Area Plan 2004 – 2010 or include Carrick on Shannon as part of this strategy. 

Tier 2 Centres

Tier 2 Centres are those with a population over 500 and a range of commercial and community services and facilities . They include; Ballinamore, Drumshanbo, Manorhamiltion and Mohill.

Tier 3 Centres

Tier 3 Centres are those with a population of 150 or more and a limited range of commercial and community services and facilities. The include; Carrigallen, Dromahair, Dromod, Drumkeeran, Kinlough, Leitrim and Tullaghan.

Tier 4 Centres

Tier 4 Centres consist of the remaining villages and settlements within the County, namely; *Aghamore, *Aughavas, *Aughnasheelan, Ballinaglera, Cloone, Dowra, Drumcong, Drumsna, Fenagh, Glenfarne, Jamestown, Keshcarrigan, Kilclare, Killargue, Kiltyclogher, Lurganboy, Newtowngore, Roosky and Rossinver.

*
Note: Aghamore, Aughavas and Aughnasheelan are not included as part of the Land Use Strategy

The purpose of land use zoning strategy

The purpose of land use zoning strategy is to indicate the Planning Authority’s intentions in respect to the use of all lands within the boundaries of each of the Centres. The land use zoning objectives are outlined below and are shown on the Land Use Zoning Maps at the back of this plan. A range of land uses are listed in the matrix in Table 1, together with an indication of their broad acceptability in the different land use zones
3.
Social and Affordable Housing (Part 5 of the Act).

The  requirements Part 5 in respect to Social and Affordable Housing, under the Planning and Development Act 2000 – 2006 applies to certain Centres. In determining the extent to which Part 5 requirements applies, consideration has been taken of the existing level of social and affordable housing within each Centre and the capacity of the centre to absorb such a requirement.
4 .
Zoning Classification

Enterprise and Employment

One of the most common conflicts between neighboring land uses is traffic generation. In general the strategy has been designed to cluster the heavier traffic generating activities, associated with Enterprise, towards the edge of the Centre, with good access where possible onto the Regional road network and ensuring minimal impact on residential areas.  Other common conflicts between land uses that may arise; include visual, noise, odour and light pollution.  Employment generating development likely to lead to such nuisances will be directed to the area zoned ‘Enterprise and Employment’. Developments including; retail warehouses, be-spoke office development to which the public will not normally have access will be open for consideration within these areas.Other employment generating development that is not likely to create a significant nuisance may be acceptable in the areas zoned ‘Mixed Use’ and ‘Primarily Residential’.
Primarily Residential

Residential development will be encouraged in the town centre and lands zoned ‘Primarily Residential’. The Council seeks to encourage high quality residential schemes, with convenient and safe access to local services and a safe and pleasant local environment. The Council will strive towards the ideal of mixed residential neighbourhoods, where people of different social and economic backgrounds and of different ages live in proximity and harmony.

It is envisaged that the bulk of residential development will take place on lands zoned ‘Primarily Residential’. Other development that does not negatively impact on the residential use of neighbouring lands will also be open for consideration in this zone.

Certain Institutional and Community uses, small-scale enterprises and shops can enliven residential areas and ensure local services are easily available. The key to their acceptability will be their impact on neighbouring residential amenity.  
Mixed Use

Zones designated as ‘Mixed Use’ have been identified in the core of the Centre within which a mix of residential and commercial activity takes place. More generally buildings designed and located so as to be capable of adaptation to a range of other uses will be encouraged.
General Development

This designation relates primarily to Tier 4 Centres and includes residential, commercial activity and enterprise and employment
Social and Community

This zone incudes; community buildings, schools, hospitals and health centres, football pitches and the like.
Amenity

This zone includes; open space, public walkways, public recreational areas and the like.
Tourism Related Development

This zone relates includes developments which are linked to tourism and includes; guest houses, hotels, hostels, holiday homes, restaurants, pubs and the like.

Acceptable in Principle

The Council will seek to ensure the development of lands and properties in accordance with the Zoning Objectives set out in this section of the plan. Land uses designated under each zoning objective, as ‘Acceptable in Principle’ are generally permissible, subject to compliance with the relevant policies, standards and requirements set out in the County Development Plan 2003 - 2009.

Open for Consideration

Land uses shown as ‘Open for Consideration’ are uses that are not considered acceptable in principle in all parts of the relevant use zone. However, such uses may be acceptable in circumstances where the Council is satisfied that the proposed use would not conflict with the general objectives for the zone and the permitted or existing uses as well as being in the interests of the proper planning and sustainable development of the area.

Not Acceptable

Land uses which are indicated as ‘Not Acceptable’ in the Land use Zoning Matrix (Table 1) will not be favourably considered.

Other Uses

Proposed land uses not listed in the matrix will be considered on the merits of the individual planning application, with reference to the most appropriate use of a similar nature indicated in the table and in relation to the general policies and zoning objectives for the area in question of the Plan.

Non-Conforming Uses

Existing established uses that are inconsistent with the primary zoning objective, where legally established by continuous use for the same purpose prior to 1st October 1964 or by a planning permission, will not be subject to legal proceedings under the Act in respect of their continued use. Where extensions or improvements of premises accommodating these uses are proposed each shall be considered on its merits in accordance with the proper planning and sustainable development of the area. The extension or intensification of undesirable uses will not be permitted.
Transitional Areas

While the zoning objectives indicate the different uses acceptable in each zone it is important to avoid abrupt transitions in scale and use at the boundary of adjoining land use zones. In these areas it is necessary to avoid developments that would be detrimental to amenity.

In zones abutting residential areas, particular attention will be paid to the uses, scale, density and appearance of development proposals and to landscaping and screening proposals in order to protect the amenities of residential properties.

Development abutting amenity and open space will generally facilitate the passive supervision of that space, where possible by fronting onto it.
Sequential release of lands

In the interest of orderly development priority will be given to the release of lands close to the core of the settlement. In this regard and as a general rule priority will be given to the development of lands that can be served by means of a gravity sewer as opposed to proposals that rely on pumping.

Preserving the urban form and avoiding urban sprawl
The design and layout of development within the envelope of each Centre shall respect, and where possible enhance, the inherent character of the area in terms of its built form.
In order to preserve the urban form of towns and villages and avoid ribbon development, particular planning control measures will operate along the approach roads to each of the towns and villages. In this regard a compelling justification as to the applicants need for a one-off dwelling house will be required to support such a proposal. 

Development of proposals for one-off dwellings located along that section of the National Primary route between Roosky village and Dromod that will be replaced by the Roosky-Dromod By-pass, will only be permitted, where the applicant has an intrinsic link to the area and a clear need to locate in the area is established.

	Land Use
	Mixed Use
	Primarily Residential
	Enterprise & Employment
	General
	Amenity
	Social  & Commmunity
	Tourism

	Dwelling
	 y
	 y
	 n
	 y
	 n
	 o
	 o

	Guest house/hotel/hostel
	 y
	 y
	 o
	y
	 n
	 o
	 y

	Restaurant
	 y
	 o
	 o
	y
	 n
	 o
	 y

	Pub
	 y
	 o
	 o
	o
	 n
	 o
	 y

	Shop (convenience)
	 y
	 y
	 o
	y
	 n
	 n
	 o

	Shop (comparison)
	 y
	 n
	 n
	y
	 n
	 n
	 n

	Retail warehouse
	 n
	 n
	 o
	o
	 n
	 n
	 n

	School
	 y
	 o
	 o
	y
	 o
	 y
	 n

	Medical and Related Consultant
	 y
	 y
	 o
	y
	 n
	 y
	 n

	Health centre
	 y
	 o
	 o
	y
	 n
	 y
	 n

	Nursing home
	 y
	 y
	 n
	y
	 n
	 y
	 n

	Community hall & Sports halls
	 y
	 o
	 o
	y
	 o
	 y
	 y

	Recreational buildings/marina
	 y
	 o
	 o
	y
	 o
	 y
	 y

	Cultural uses library
	 y
	 y
	 o
	y
	 o
	 y
	 y

	Offices
	 y
	 o
	 y
	y
	 n
	 o
	 o

	Garages car repairs
	 n
	 n
	 y
	o
	 n
	 n
	 n

	Petrol station
	 o
	 n
	 y
	o
	 n
	 n
	 n

	Motor sales
	 o
	 n
	 y
	o
	 n
	 n
	 n

	Car parks
	 y
	 y
	 y
	y
	 o
	 o
	 y

	Heavy commercial vehicle parks
	 n
	 n
	 y
	n
	 n
	 n
	 n

	Cinema dancehall disco
	 y
	 n
	 o
	o
	 n
	 o
	 o

	Warehouse (wholesale)
	 n
	 n
	 y
	o
	 n
	 n
	 n

	Repository store depot
	 o
	 n
	 y
	o
	 n
	 n
	 n

	Industry
	 n
	 n
	 y
	o
	 n
	 n
	 n

	Industry (light)
	 n
	 o
	 y
	o
	 n
	 n
	 n

	Workshops
	 o
	 y
	 y
	o
	 n
	 o
	 o

	Playing fields
	 o
	 Y
	 y
	o
	 y
	 y
	 y

	Place of worship
	 y
	 y
	 o
	y
	 o
	 y
	 o

	 Park/playground
	 y
	 y
	 o
	y
	 y
	 y
	 y

	Tourist camping site
	 n
	 o
	 o
	o
	 o
	 n
	 y

	Tourist caravan park
	 n
	 o
	 o
	o
	 o
	 n
	 y

	Halting site
	 n
	 y
	 y
	y
	 o
	 y
	 n

	Cattleshed/slatted unit
	 n
	 n
	 n
	n
	 n
	 n
	 n

	Broiler house
	 n
	 n
	 n
	n
	 n
	 n
	 n

	Stable yard
	 n
	 n
	 n
	n
	 o
	 n
	 n

	Amusement Arcade
	 o
	 n
	 n
	o
	 n
	 n
	 o

	Hot food take-away
	 o
	 n
	 o
	y
	 n
	 n
	 o

	Utility structures
	 y
	 y
	 y
	y
	 y
	 y
	 y

	Funeral homes
	 o
	 o
	 o
	y
	 n
	 n
	 n

	Creche/playschool
	 y
	 y
	 o
	y
	 o
	 y
	 n


Table 1 Zoning Matrix 
y = acceptable in principal, o = open for consideration, n = not acceptable

5.

Land Use Policies and Objectives

It is the Policy of the Council to seek the development of land in accordance with the land use objectives set out below.

a) To seek the development of lands zoned ‘Mixed Use’ for commercial residential, health, community, educational, cultural, retail and related uses.

b) To seek the development of lands zoned ‘Primarily Residential’ for residential and associated uses.  Open space and recreational facilities must be provided in association with residential development in accordance with the standards set out in the County Development Plan

c) To seek the development of lands zoned ‘Enterprise and Employment’ for employment generating uses.

d) To seek the development of lands zoned Social and Community’ for; amenity, recreational, educational and health uses.

e) To seek the development of lands zoned General Development for a suitable mix and pattern of development types as outlined in a), b),  and c) above.

f) The seek the development zoned Tourism for tourist related development and activities.

The Strategy takes the form of a Written Statement, and accompanying Maps. If any conflict or ambiguity arises between what is contained in the written statement and the supporting maps, the written statement will take precedence.

1.1 Purpose and Aims of the Land Use Strategy

The purpose of this LUS is wide ranging and is not intended for use as a rigid development control tool.  Rather, the aim is to address the following issues, in consultation and discussion with the relevant stakeholders:

· To implement and reinforce the settlement strategy as defined in the Leitrim County Development Plan, 2003 – 2009

· To define, enhance and strengthen the existing character of each of the Centres

· To  securing attractive and vibrant places in which to live, work and visit

· To provide guidance and direction for those proposing to develop lands within each of the Centres

· To protect and enhance areas, structures and associations that contributes to the identity of the area and provide a good sense of place.
· To counteract undue segregation in housing between persons of different social background.
6. Part 5 of the Planning and Development Act 2000 as amended – Social   and Affordable Housing

The requirements of Part 5 of the Planning and Development Act 2000 - 2006 with respect to the provision of Social and Affordable housing will apply within the development envelope of each of the Centres as detailed below; 

Tier 1 Centres: Carrick-on-Shannon. 

Tier 2 Centres: Ballinamore, Drumshanbo, and Manorhamilton.

Tier 3 Centres: Carrigallen, Dromahaire, Dromod, Kinlough, Leitrim and Tullaghan.
7.0 Likely Significant Effects on the Environment
For the purposes of this land use strategy, a matrix has been used to assess the environmental impact of the Strategy

8.0 Environmental Considerations

The following environmental objectives have been taken into consideration in the formulation of the strategy: 

· The encouragement of sustainable transport

· The minimisation of waste and minimisation of pollution

· The conservation and enhancement of biodiversity and natural heritage

· The conservation of architectural, archaeological, geological, cultural and historical heritage of the County.

· Rationalisation of the use of natural resources and promotion of renewable energy resources and encouragement of energy efficiency

· Protection of Landscape

7. Assessment of Objectives against Environmental Considerations

Table 1 illustrate the potential impact on the environment of the implementation of the zoning objectives outlined in this Strategy:

	
	Strategic Environmental Aims

	Zoning Objectives
	(
	(
	(
	(
	(
	(

	1. Primarily Residential
	(
	(
	(
	(
	(
	(

	2. Mixed Use
	(
	(
	(
	(
	(
	(

	3. Social and Community
	(
	(
	(
	(
	(
	(

	5. Enterprise and Employment 
	(
	(
	(
	(
	(
	(

	7 General
	(
	(
	(
	(
	(
	(

	6 Amenity
	(
	(
	(
	(
	(
	(


Table 1

The growth and consolidation of development within a town/village envelope is likely to result in positive and/or neutral environmental impacts as indicated above. Each proposal for development will be assessed in term of their environmental impact. Where the impacts are likely to be significant an environmental report may be required to accompany the application. 

 Tier 1 –Towns


Carrick-on-Shannon - With a population of over 2,500, the town is the principle administrative centre with a wide range of  commercial and community services and facilities.





Tier 2 – Towns


Towns with a population of over 500 people and which have a range of commercial and community services and facilities.   This includes; Ballinamore Drumshanbo Manorhamilton and Mohill.





Tier 3 - Villages


Villages with a population of approximately 150 or more people with limited range of commercial and community services and facilities, Carrigallen Dromahaire, Dromod Drumkeerin, Kinlough, 


Leitrim and Tullaghan.





Tier 4 - Villages


Small scale villages, usually consisting of a post office, one or two pubs and, in some cases, a village store.  Villages in this tier include; Aghamore, Aughavas, Aughnasheelan, Ballinaglera, Cloone, Dowra, Drumcong, Drumsna, Fenagh, Glenfarne, Jamestown, Keshcarrigan, Kilclare Killarga, Kiltyclogher, Lurganboy, Newtowngore, Roosky and Rossinver 
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