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1.0 Site Location & Description:

The subject site is located within the rural townland of Faughanhill, Bohermeen, Co. Meath.
The subiject site is accessed off a cul-de-sac L-80011-0. The site is currently a greenfield site.
The site is rectangular in shape and has a stated site area of 0.381 ha. There are a number of
residential properties in the vicinity of the site. The roadside boundaries are currently defined
with mature hedging with the remaining undefined.

The subject site is zoned ‘RA’ Rural Area under the Meath County Development Plan 2021-
2027. There are no Protected Structures or National Monument within or adjoining the
application site. The site is not located within a Flood Zone.

The site is located within the Lowland character area, the character area is noted as moderate
value and moderate sensitive to development changes. The subject site is located within a
Strong Rural Area.

Figure 1.0: Aerial image of the subject site (red star) in the context of the immediate surrounding
area.
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2.0 Proposed Development

The development essentially consists of the construction of the development will consist of a
new single story dwelling house, the installation of a waste water treatment plant and soil
polishing filter, the modification of an existing site entrance gate and all associated site works.

3.0 Planning History

23/821 Permission REFUSED for A new single-story dwelling house, the installation of
a waste water treatment plant and soil polishing filter, the modification of an
existing site entrance gate and all associated site works.

Reasons for Refusal:

1. The proposed development would give rise to an excessive density of development in
a rural area lacking certain public services and community facilitates and would
establish an undesirable precedent for further development of this type. In addition. the
proposed development would be contrary to the policies and objectives of the Meath
County Development Plan 2021-2027 which seeks to provide more sustainable formats
of development within the rural area, through supporting the vitality of lower order
centres and existing local community facilities including policies Jobjectives RD POL
4, RD POL 8, RUR DEV 80 5, C5 OBJ | and RD OBJ 1. The development would
therefore, be contrary to the proper planning and sustainable development of the area.

2, Having regard to the nature of the development of a dwelling in a Strong Rural Area at
a location where there has been a significant amount of development of one-off rural
dwellings, the Planning Authority in assessing such applications is required to have
regard to the following policy provisions of section 9.5.1 of the Meath County
Development Plan 2021-2027:

The Plamning Authority will alse fake into account the following maiters in assessing
individual proposals for one-oft rural housing....

o [ocal circumstances such as the degree to which the surrounding area has been
developed and is trending towards becoming overdeveloped,

o The degree of existing development on the original landholding fram which the
site is taken including the extent to which previously permitted ruval housing
has been retained in family occupancy, Where there is a history of individual
residential development on the landholding through the speculative sale of sites,

P - 3
Jrle'.l'nr.:.-.'.lrarm meay .‘l-'l" refused,;

It is considered that the proposed development, if permitted, would result in the
immediate rural area becoming further overdeveloped and would represent an
unacceptable quantum of development taking place on the original landholding.
Therefore, it is considered that the proposed development would materially
contravene the above criteria of the Development Plan, would depreciate the value of
the adjoining properties, would set an undesirable precedent for future development in
the area and would be contrary to the proper planning and sustainable development of
the arca,

o [2023] IEHC 345 | The High Court Judicial Review | Murtagh -v- An Bord Pleanala |
Judgement of The Hon. Mr. Justice Alexander Owens delivered on the 29thday of
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March 2023 | Two out of three refusal reasons were deemed invalid however the Court

did not set aside the order of the Board

ABP-309695-21 KA/201978 | Decision Upheld by An Bord Pleanala to refuse
permission to Louise Murtagh for a new single-story dwelling house, the installation of
a waste water treatment plant and soil polishing filter, the modification of an existing

site entrance gate and all associated site works

The site of the proposed development is located within an “Area Under
Strong Urban Influence” as set out in the “Sustainable Rural Housing
Guidelines for Planning Authorities” issued by the Department of the
Environment, Heritage and Local Government in April 2005, wherein it is
policy to distinguish between urban generated and rural generated housing
need, and in a "Strong Rural Area” as identified in the Meath County
Development Plan 2013-2019 (as varied). Furthermore, the subject site is
located in an area that is designated under urban influence, where it is
national policy, as set out in National Policy Objective 19 of the National
Policy Framework, published by Government in February 2018, to facilitate
the provision of single housing in the countryside, based on the core
consideration of demonstrable economic or social need to live in a rural
area, having regard to the viability of smaller towns and rural settlements.
Having regard to the submissions made in connection with the application
and appeal, the Board is not satisfied that the applicant has a demonstrable
economic or social need to live in this rural area, or that the housing needs

of the applicant cannot be met in a nearby town or settlement.

It is considered that the proposed development would contribute to the
encroachment of random rural development in the area and would militate
against the preservation of the rural environment. The proposed
development would be contrary to the Ministerial Guidelines and to over-
arching national policy and having regard to the relevant provisions of the
Meath County Development Plan 2013-2019 (as varied). The proposed
development would, therefore, be contrary to the proper planning and
sustainable development of the area.
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2. The proposed development would give rise to an excessive density of
development in a rural area lacking certain public services and community
facilities and would establish an undesirable precedent for further similar
development. Furthermore, the proposed development would be contrary
to the policies and objectives, as set out in the Meath County Development
Plan 2013-2019 (as varied) which seek to provide more sustainable formats
of development within the rural area, through supporting the vitality of lower
order centres and existing local community faciliies, including
policies/objectives RD POL 4, RD POL 8, RUR DEV SO 5, CS OBJ 10 and
RD OBJ 1. Such policies and objectives are considered to be reasonable.
The proposed development would, therefore, be contrary to the proper
planning and sustainable development of the area.

3. The proposed development would contravene materially conditions
attached to existing permissions for development, namely, condition
number 3 of KA/40669 and condition number 3 of KA/40653 which provide
for the sterilisation from any housing or non-agricultural development on the
entire remainder of the landholding of which the appeal site forms part. The
requirements of such conditions are considered reasonable having regard
to the existing level of development in the area. The proposed development
would, therefore, be contrary to the proper planning and sustainable

development of the area.

o KA/201978 | Refused | Development will consist of a new single-story dwelling house,
the installation of a waste water treatment plant and soil polishing filter, the modification
of an existing site entrance gate and all associated site works
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1. The site of the proposed development is located in a rural area under strong urban
development pressure, as set out in the Sustainable Rural Housing Guidelines for
Planning Authorities, issued by the Department of the Environment, Heritage and
Local Government in April 2005, wherein it is the policy to distinguish between urban-
generated and rural generated housing need. Furthermore, the subject site is located
in an area that is designated under urban influence, where it is national policy, as set
out in National Policy Objective 19 of the National Planning Framework, to “facilitate
the provision of single housing in the countryside, based on the core consideration of
demonstrable economic or social need to live in a rural area, having regard to the
viability of smaller towns and rural settlements”.

Having regard to the documentation submitted with the planning application, the
existing proliferation of one-off housing in this rural location, and to the number of
similar developments permitted within the family landholding, it is considered that
the applicant has failed to demonstrate an economic or social need to live in the rural
countryside and has not demonstrated that their housing needs could not be
satisfactorily met in an established nearby urban settlements of Navan or Kells.

Furthermore, it is considered that the proposed development would contribute to,
and exacerbate, the encroachment of random rural development in an area of open

countryside where there is a proliferation of one-off dwellings, which would set an
undesirable precedent for further development at this location. The proposed
development would, therefore, be contrary to the Ministerial Guidelines and to the
over-arching national policy, and would be contrary to the proper planning and
sustainable development of the area.

2. The proposed development would give rise to an excessive density of development in
a rural area lacking certain public services and community facilitates and would
establish an undesirable precedent for further development of this type. In addition,
the proposed development would be contrary to the policies and objectives of the
Meath County Development Plan 2013-2019 as varied which seeks to provide more
sustainable formats of development within the rural area, through supporting the
vitality of lower order centres and existing local community facilities including policies
Jobjectives RD POL 4, RD POL 8, RUR DEV SO 5, C5 OBJ 10 and RD OBJ 1. The
development would therefore, be contrary to the proper planning and sustainable
development of the area.

3. The development contravenes materially conditions attached to existing permissions
for development namely, condition number 3 attached to the permission granted by
Meath County Council under planning register reference number KA/40669 and
condition number 3 attached to the permission granted by Meath County Council
under planning register reference number KA/40653.
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e ABP306950-20 | Decision upheld by An Bord Pleanala to refuse permission to Louise
Murtagh for a new single-story dwelling house, the installation of a waste water
treatment plant and soil polishing filter, the modification of an existing site entrance
gate and all associated site works. Reasons for refusal:

o KA191809: Planning permission refused to Louise Murtagh for a new single-
story dwelling house, the installation of a waste water treatment plant and soil
polishing filter, the modification of an existing site entrance gate and all
associated site works.

e KAG60187: A dormer dwelling, detached domestic garage, "Enviropak", or
similar effluent treatment system with percolation area, domestic entrance from
public road and all necessary associated siteworks — REFUSED

e KAG60405: A dormer dwelling, detached domestic garage, "Enviropak", or
similar effluent treatment system with percolation area, domestic entrance from
public road and all necessary associated siteworks — REFUSED

4.0 National and Local Planning Policy
4.1 Project Ireland 2040, National Planning Framework

Project Ireland 2040, The National Planning Framework (NPF) was formally adopted on
29/05/2018 (Circular FPS06/2018). The NPF sets out the national planning policy context.

4.2 Sustainable Rural Housing Guidelines for Planning Authorities (2005)
These Guidelines seek to:

1. Ensure that the needs of rural communities are identified in the development plan
process and that policies are put in place to ensure that the type and scale of residential
and other development in rural areas, at appropriate locations, necessary to sustain
rural communities is accommodated,

2. Manage pressure for overspill development from urban areas in the rural areas closest
to the main cities and towns such as the gateways, hubs, and other large towns.

They distinguish between different types of rural area, with differing policy responses identified
for each. They also distinguish between rural generated housing and urban generated housing
and set out development plan policy guidance for both.

4.3 Regional Spatial and Economic Strategy (RSES)

The Regional Spatial and Economic Strategy (RSES) for the Eastern and Midland Regional
Assemble (EMRA) for the period 2019-2031 is a strategic plan and investment framework to
shape the future development of the Region to 2031 and beyond.

It highlights the importance of tailoring planning responses in rural areas to recognise the
balance required between managing urban generated demand in the most accessible rural
areas, typically in proximity to Dublin and other towns, whilst supporting the sustainable growth
of rural communities and economies, including those facing decline.
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4.4 Meath County Development Plan 2021-2027

Zoning

The site is zoned ‘RA’ (Rural Area) where the objective is “To protect and promote in a
balanced way, the development of agriculture, forestry and sustainable rural-related
enterprise, community facilities, biodiversity, the rural landscape, and the built and cultural
heritage.”

Residential is a permitted use, subject to compliance with the Rural Settlement Strategy.

Chapter 9 Rural Settlement Strategy
Chapter 9 of the Development Plan sets out the rural development strategy. The strategic aim
of the settlement strategy is set out in following objectives:

RUR DEV SP 1 To adopt a tailored approach to rural housing within County Meath as a whole,
distinguishing between rural generated housing and urban generated housing in rural areas
recognising the characteristics of the individual rural area types.

RUR DEV SP 2 To ensure that individual house developments in rural areas satisfy the
housing requirements of persons who are an intrinsic part of the rural community in which they
are proposed, subject to compliance with normal planning criteria. An assessment of individual
rural development proposals including one-off houses shall have regard to other policies and
objectives in this Development Plan, and in particular Chapter 8 Section 8.6.1 UNESCO World
Heritage Site of Bru na Boinne

The application site is situated within a Strong Rural Area., which has the following relevant
policies:

RD POL 4: To consolidate and sustain the stability of the rural population and to strive to
achieve a balance between development activity in urban areas and villages and the wider
rural area.

RD POL 5: To facilitate the housing requirements of the rural community as identified while
directing urban generated housing to areas zoned for new housing development in towns and
villages in the area of the development plan.

Section 9.4 of the Development Plan outlines the criteria by which applicants can demonstrate
a local housing need. Section 9.5 outlines application criteria which are relevant across all
rural areas. Section 9.18 outlines the technical requirements for new housing.

Design

The Development Plan places a strong emphasis on design standards for new housing in rural
areas. In this regard, the Meath Rural House Design Guide is included as an Appendix to the
Development Plan. Policy RD POL 9 requires that all applications comply with the Meath Rural
Design Guide.
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Infrastructure

INF POL 5 To require that in the case of all developments where public watermains are
available or likely to be available and have sufficient capacity, that such development shall
connect to them.

INF POL 16 To ensure that all planning applications for new development have regard to the
surface water management policies provided for in the GDSDS.

INF OBJ 15 To require the use of SuDS in accordance with the Greater Dublin Regional Code
of Practice for Drainage Works for new developments (including extensions).

INF OBJ 16 To ensure that all new developments comply with Section 3.12 of the Greater
Dublin Regional Code of Practice for Drainage Works V6 which sets out the requirements for
new developments to allow for Climate Change.

INF OBJ 18 To ensure that new developments provide for the separation of foul and surface
water drainage networks within application site boundaries.

INF OBJ 25 To require the use of Sustainable Urban Drainage Systems (SuDS) to minimise
and limit the extent of hard surfacing and paving and require the use of sustainable drainage
techniques where appropriate, for new development or for extensions to existing
developments, in order to reduce the potential impact of existing and predicted flooding risks.

INF OBJ 26 To discourage the use of hard non-porous surfacing and pavements within the
boundaries of rural housing sites.

Wastewater

INF OBJ 13 To ensure that septic tanks, proprietary effluent treatment systems and percolation
areas are located and constructed in accordance with the recommendations and guidelines of
the EPA and the Council in order to minimise the impact on surface water of discharges.

RD POL 46 To ensure that new development is guided towards sites where acceptable
wastewater treatment and disposal facilities can be provided, avoiding sites where it is
inherently difficult to provide and maintain such facilities. Sites prone to extremely high water
tables and flooding or where groundwater is particularly vulnerable to contamination shall be
avoided.

RD POL 47 To ensure that the site area is large enough to adequately accommodate an on-
site treatment plant and percolation area.

RD POL 48 To ensure all septic tank/proprietary treatment plants and polishing
filter/percolation areas satisfy the criteria set out in the Environmental Protection Agency ‘Code
of Practice Domestic Waste Water Treatment Systems (Population Equivalent <10)’ (2021) (or
any other updated code of practice guidelines) in order to safeguard individual and group water
schemes.

RD POL 49 To require a site characterisation report to be furnished by a suitably qualified
competent person. Notwithstanding this, the Planning Authority may require additional tests to
be carried out under its supervision.
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RD POL 50 To ensure a maintenance agreement or other satisfactory management
arrangements are entered into by the applicant to inspect and service the system as required.
A copy of this must be submitted to the Planning Authority.

RD POL 51 To ensure that direct discharge of effluent from on site waste water disposal
systems to surface water is not permitted.

RD POL 52 To ensure wastewater treatment plants discharging into the Boyne catchment or
to coastal Natura 2000 sites are suitably maintained and upgraded in advance of any additional
loadings beyond their capacity in order to protect water quality, as required.

RD POL 53 To promote good practice with regard to the siting and design of septic tanks and
the maintenance of existing tanks. A high level of scrutiny will be placed on applications within
2km of watercourses in the Boyne catchment. Proposals in this area shall not have an adverse
impact on local water quality that could affect the qualifying interests of the cSAC and SPA.

Transport

RD POL 38 To ensure that all development accessing off the county’s road network is at a
location and carried out in a manner which would not endanger public safety by way of a traffic
hazard.

RD POL 40 To restrict new accesses for one-off dwellings where the 80km per hour speed
limit currently applies in order to safeguard the specific functions and to avoid the premature
obsolescence of identified regional and important county link roads (see Map No 9.2.) through
the creation of excessive levels of individual entrances and to secure the investment in non-
national roads.

Boundaries

HER POL 37 To encourage the retention of hedgerows and other distinctive boundary
treatments in rural areas and prevent loss and fragmentation, where practically possible.
Where removal of a hedgerow, stone wall or other distinctive boundary treatment is
unavoidable, mitigation by provision of the same type of boundary will be required.

HER POL 53 To discourage proposals necessitating the removal of extensive amount of trees,
hedgerows and historic walls or other distinctive boundary treatments.

RD POL 41 To avoid the removal of existing roadside boundaries where they are more than 3
m from the road edge (edge of carriageway), except to the extent that this is needed for a new
entrance, and where required for traffic safety reasons. (Please refer to policies contained in
Section 8.9.7 Woodlands, Hedgerows and Trees in this regard).

DM OBJ 11: Existing trees and hedgerows of biodiversity and/or amenity value shall be
retained, where possible

Flooding

INF POL 18 To implement the “Planning System and Flood Risk Management — Guidelines
for Planning Authorities” (DoEHLG/OPW, 2009) through the use of the sequential approach
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and application of Justification Tests for Development Management and Development Plans,
during the period of this Plan.

INF POL 20 To require that a Flood Risk Assessment is carried out for any development
proposal, where flood risk may be an issue in accordance with the “Planning System and Flood
Risk Management — Guidelines for Planning Authorities” (DoECLG/OPW, 2009). This
assessment shall be appropriate to the scale and nature of risk to and from the potential
development and shall consider the impact of climate change.

INF OBJ 20 To implement the Planning System and Flood Risk Management-Guidelines for
Planning Authorities (DoEHLG/OPW 2009) or any updated guidelines. A site-specific Flood
Risk Assessment should be submitted where appropriate.

4.5 Section 28 Guidelines
All other relevant Section 28 Planning Guidelines have been considered in this assessment of
this application.

5.0 Submissions

None.

6.0 Representations

None.
7.0 External Referrals
None.

8.0 Internal Referrals
The application was referred to the following Internal Sections/Departments:

Transportation Report received; No objection subject to
conditions.

Environment (Wastewater) Report received; No objection subject to
conditions.

Environment (Waste) Report received; No objection subject to
conditions.

9.0 Pre-Planning Consultation

Section 19 of the planning application form confirms that a pre-application consultation was
undertaken in relation to the proposed development.

10.0 Planning Assessment

In summary, the main planning considerations in the determination of this application are:

¢ Principle of Development
e Design, Layout & Impact on Amenities

Page 12 of 18



¢ Flood Risk
e Transportation
e Water Services

Each item for consideration will be expanded on in further detail below.

10.1 Principle of Development

The application site is zoned ‘RA’ (Rural Area) in the Meath County Development Plan where
residential use is permitted subject to compliance with the Rural Settlement Strategy.

The goal of rural settlement strategy is to ensure that rural generated housing needs are
accommodated in the areas they arise, subject to satisfying good practice in relation to site
location, access, drainage and design requirements and that urban generated rural housing
needs should be accommodated within built-up areas or land identified, through the
development plan process.

A tailored approach is taken to rural housing in the county, in which 3 types of rural area are
identified with corresponding policies for each. In accordance with strategic policy RUR DEV
SP 2, applications for individual house developments in rural areas must satisfy the housing
requirements of persons who are an intrinsic part of the rural community in which they are
proposed, subject to compliance with normal planning criteria.

The application site is situated within a Strong Rural Area, which has the following relevant
policies:

RD POL 4: To consolidate and sustain the stability of the rural population and to strive to
achieve a balance between development activity in urban areas and villages and the wider
rural area.

RD POL 5: To facilitate the housing requirements of the rural community as identified while
directing urban generated housing to areas zoned for new housing development in towns and
villages in the area of the development plan.

Based on the information submitted it appears that the applicant is seeking to demonstrate
compliance with the rural settlement strategy on the basis of;

“Persons who have spent substantial periods of their lives, living in rural areas as members of
the established rural community for a period in excess of five years and who do not possess
a dwelling or who have not possessed a dwelling in the past in which they have resided or who
possess a dwelling in which they do not currently reside;”.

The applicant also indicated that they are someone whose employment is based rurally.
Section 9.4 of the Development Plan outlines the criteria by which applicants can demonstrate
a local housing need. Section 9.5 outlines application criteria which are relevant across all

rural areas. Section 9.18 outlines the technical requirements for new housing.

Local Needs
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A review of the submitted particulars indicates the applicant has submitted the following in
support of local need:

- Completed Local Needs Form.
- 2 no. financial documents addressed to the applicant at the family home from 2026.
- Site location map.

The submitted local needs form makes reference to additional documentation that was
intended to be submitted. However, the Planning Authority did not receive this. Therefore, the
applicant as part of this application has not submitted sufficient documentation to demonstrate
their local ties to the area. However, having regard to previous planning history, | am satisfied
that the applicant can comply with the relevant local needs policy and has established herself
as a member of the rural community and has established a local need.

Overcoming Previous Refusal Reasons

The application site has long standing planning history, as outlined in Section 3.0 of this report.
The most recent application refused on the subject site was Reg. Ref. 23/821. This application
was refused for the following reasons;

1. The proposed development would give rise to an excessive density of development in
a rural area lacking certain public services and community facilitates and would
establish an undesirable precedent for further development of this type. In addition, the
proposed development would be contrary to the policies and objectives of the Meath
County Development Plan 2021-2027 which seeks to provide more sustainable
formats of development within the rural area, through supporting the vitality of lower
order centres and existing local community facilities including policies /objectives RD
POL 4, RD POL 8, RUR DEV SO 5, CSOBJ 1 and RD OBJ 1. The development would,
therefore, be contrary to the proper planning and sustainable development of the area.

2. Having regard to the nature of the development of a dwelling in a Strong Rural Area at
a location where there has been a significant amount of development of one-off rural
dwellings, the Planning Authority in assessing such applications is required to have
regard to the following policy provisions of section 9.5.1 of the Meath County
Development Plan 2021-2027:

The Planning Authority will also take into account the following matters in assessing
individual proposals for one-off rural housing....

e [ ocal circumstances such as the degree to which the surrounding area has
been developed and is trending towards becoming overdeveloped;

e The degree of existing development on the original landholding from which the
site is taken including the extent to which previously permitted rural housing
has been retained in family occupancy. Where there is a history of individual
residential development on the landholding through the speculative sale of
sites, permission may be refused;

It is considered that the proposed development, if permitted, would result in the
immediate rural area becoming further overdeveloped and would represent an
unacceptable quantum of development taking place on the original landholding.
Therefore, it is considered that the proposed development would materially contravene

Page 14 of 18



the above criteria of the Development Plan, would depreciate the value of the adjoining
properties, would set an undesirable precedent for future development in the area and
would be contrary to the proper planning and sustainable development of the area.

The applicant has submitted a cover letter prepared by Strand Architects as part of this
application. The applicant has also submitted a letter from Dr Robert Meehan which outlines
that the site would meet minimum EPA requirements. This cover letter provides reasoning as
to why the applicant believes they have overcome the previous reason for refusal.

This cover letter outlines that the applicant is now making a new application following the
recent conclusion of enforcement action taken by Meath County Council in relation to an
existing property close to the application site. The submitted cover letter also makes reference
to the Draft Sustainable Rural and Gaeltacht Housing National Planning Statement - Proposed
Policy Direction’ document published by the Department of Housing, Local Government and
Heritage. Furthermore, the submitted cover letter provides a response to the advice given at
pre-planning stage.

As per, the advice provided to the applicant at pre-planning stage, the Planning Authority
consider that the applicant has not overcome the previous reasons for refusal. As per the
advice provided at pre-planning stage, the removal of an existing dwelling, which was removed
due to an enforcement case, as the dwelling did not have the benefit of planning permission —
does not create a new space for a new residential dwelling. The dwelling which has since been
demolished was not granted planning permission, and the historic concerns of
overdevelopment and excessive density at this location remain.

Therefore, it is considered that the proposed development would result in the area of the site
becoming further overdeveloped and the Planning Authority has serious concerns in relation
to the amount of development carried out on the original landholding, therefore a refusal will
be recommended based on the above.

10.2 Siting, Design & Layout

With respect to the Design Standards for Rural Housing, the Development Plan places a strong
emphasis on design standards for new housing in rural areas. In this regard, the Meath Rural
House Design Guide is included as an Appendix to the Development Plan and Policy RD POL
9 requires that all applications comply with it. Section 9.18 of the Meath County Development
Plan 2021-2027 outlines the technical requirements for new housing.

The applicant is proposing to construct a 98.7 sq. m single-storey dwelling. It shall be on a
north-south axis and shall be sited roughly centrally on the 0.3815ha site. The maximum ridge
height is stated as 6.38m. Finishes are stated as napped render and natural slates. The
dwelling is roughly in line with the Meath Rural Design Guide, however, there are some
features like the roof height and front door which could be revised to better reflect the guide.
The site has no immediate neighbours and is unlikely to have a serious impact on residential
amenity and is unlikely to have any serious impact on visual amenity

The proposed layout, siting and design are broadly in line with the Meath County Council Rural
Design Guide and the Meath County Development Plan 2021-2027 and is considered
generally acceptable
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10.3 Flooding

The subject site is not located within a flood zone.

10.4 Transportation

The Transportation Department have reviewed the submitted application and have no
objection subject to conditions.

10.5 Water Services

Water Supply

With regard to water supply, Section 20 of the submitted Application Form indicates that water
supply is a new connection to private well.

Surface Water Management

Section 20 of the submitted Application Form indicates that surface water drainage is proposed
by discharge via existing ditch.

Wastewater Treatment

Section 20 of the submitted Application Form indicates that wastewater drainage is proposed
by a new wastewater treatment system composed of a mechanical aeration system and
raised polishing filter with discharge to groundwater. The applicant has submitted a site
characterisation report which indicates that the site is suitable for development and will
discharge to groundwater via soil polishing filter. The applicant has also submitted a letter from
Dr Robert Meehan which outlines that the site would meet minimum EPA requirements.

The Environment Section (Wastewater) have reviewed the submitted application and have no
objection subject to conditions.

11.0 Appropriate Assessment

Article 6(3) of Council Directive 92/43/EEC (the Habitats Directive) compels competent
authorities to undertake an appropriate assessment of any plan or project not directly
connected with or necessary to the management of a Natura 2000 site but likely to have a
significant effect thereon, either individually or in combination with other plans or projects.

‘Appropriate Assessment of Plans and Projects, Guidance for Planning Authorities’ (2009)
provide advice to planning authorities on their obligations under the Habitats Directive. The
document, “Appropriate Assessment of Plans and Projects in Ireland: Guidance for Planning
Authorities”, states that where, from the nature, size and location of the development, it is
unclear if the proposal will have a significant effect on a Natura 2000 site(s), a Natura Impact
Statement will be required. The application site is not within or directly adjoining any
designated Natura 2000 site.

The following Natura 2000 sites are located within 15km of the application site:
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- River Boyne and River Blackwater SAC Site code: (002299)
- River Boyne and Blackwater SPA Site code: (004232)

The Planning Authority considered the nature, scale and location of the proposed development
and other plans and projects (where there could be potential for cumulative or in-combination
effects), the conservation objectives/ qualifying interests of European Sites within the vicinity
of the site and the distance to European Sites, any protected habitats or species, the WFD
catchment location, the underlying aquifer type and vulnerability and the excavation works,
emissions, transportation requirements and duration of construction and operation and
cumulative impacts associated with the proposal.

The Planning Authority’s Screening for Appropriate Assessment has considered the potential
effects including direct, indirect and in-combination effects of the proposed development,
individually or in combination with the permitted developments and cumulatively with other
plans or projects on European Sites. The Planning Authority concludes that the proposed
development (entire project), by itself or in combination with other plans and developments in
the vicinity, would not be likely to have a significant effect on European Site(s). In light of this,
it is considered that a Stage 2 Appropriate Assessment (Natura Impact Statement) is not
required in this instance.

12.0 Environmental Impact Assessment

The Planning Authority is required to determine if the proposed development requires an
Environmental Impact Assessment (EIA). This determination is based on the requirements set
out in Schedule 5 of the Planning & Development Regulations, 2001 to 2019, that does not
exceed the stated threshold (as per Article 92). A single dwelling is not listed in Schedule 5
therefore a mandatory EIA is not required.

The Planning Authority must also determine if a sub-threshold EIS is required. The proposed
development is significantly below the relevant threshold for such residential development and,
will not by itself, or in combination with other developments, exceed the said threshold.
Therefore, the Planning Authority is satisfied that a sub-threshold EIS is not required.

13.0 Recommendation

I conclude that the proposed development is inconsistent with the policy context and
development management principles relating to rural areas within the County as stipulated
within the Meath County Development Plan 2021-2027 and would not therefore, be in
accordance with the proper planning and sustainable development of the area.

It is recommended that the application for PERMISSION be REFUSED for the following
reason(s)

Reasons for Refusal

1. The proposed development would give rise to an excessive density of development in
a rural area lacking certain public services and community facilitates and would
establish an undesirable precedent for further development of this type. In addition, the
proposed development would be contrary to the policies and objectives of the Meath
County Development Plan 2021-2027, which seeks to provide more sustainable
formats of development within the rural area, through supporting the vitality of lower
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order centres and existing local community facilities including policies /objectives RD
POL 4, RUR DEV SO 5, CS OBJ 1 and RD OBJ 1. The development would, therefore,
be contrary to the proper planning and sustainable development of the area.

2. Having regard to the nature of the development of a dwelling in a Strong Rural Area at
a location where there has been a significant amount of development of one-off rural
dwellings, the Planning Authority, in assessing such applications, is required to have
regard to the following policy provisions of Section 9.5.1 of the Meath County
Development Plan 2021-2027:

The Planning Authority will also take into account the following matters in assessing
individual proposals for one-off rural housing....

a. Local circumstances such as the degree to which the surrounding area has
been developed and is trending towards becoming overdeveloped;

b. The degree of existing development on the original landholding from which the
site is taken including the extent to which previously permitted rural housing
has been retained in family occupancy. Where there is a history of individual
residential development on the landholding through the speculative sale of
sites, permission may be refused;

It is considered that the proposed development, if permitted, would result in the
immediate rural area becoming further overdeveloped and would represent an
unacceptable quantum of development taking place on the original landholding.
Therefore, it is considered that the proposed development would materially contravene
the above criteria of the Meath County Development Plan, would depreciate the value
of the adjoining properties, would set an undesirable precedent for future development
in the area and would be contrary to the proper planning and sustainable development
of the area.

R E F U SA L RECOMMENDATION
ACCEPTED
28 August 2026
= 0 N
K SIGNED: __ ([ 4KK
Nathan Cooney Lisa Carroll
Executive Planner A/Senior Executive Planner
Date: 26/08/2026 Date: 27/08/2026
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