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Foreword: 

 
A Draft Direction was issued by the Minister for the Environment, Community and Local Government 
on 17th day of June 2016 which effectively states that Meath County Council has failed to take 
sufficient account of submissions made by the Minister by the establishment of a ‘Live Work 
Community’ at lands at Dunboyne North/Pace. 
 
On the 23rd May 2016, the Elected Members of Meath County Council varied the Meath County 
Development Plan 2013-2019, this variation is titled Variation No 3. The purpose of Variation No. 3 
was to align the County Development Plan 2013-2019 with the key tenets of the Meath Economic 
Strategy 2014-2022. The Strategy was supported by the Elected Members of the Council, the 
Planning and Enterprise Strategic Policy Committee and  the Meath Economic Forum (established in 
2014).  
 
There are 3 critical stages fundamental to the successful delivery of this project culminating with 
Variation No.3 the subject matter of the Draft Direction. 
 
These include; 

 1. Baseline Study prepared by Maynooth University, completed in 2013 

2. The Economic Development Strategy for County Meath, completed in 2014 which 
contains the following elements: 

- Economic Action Plan  

- Spatial Implementation Plan 

- Marketing Plan 

3. Integration of the Economic Strategy by variation of the County Development Plan, 
Local Area Plans, etc...which is ongoing. 

 

Variation No.3 is based on independent, rigorous, transparent, evidence based research and 
expertise from nationally known Planning, Economic and Marketing Consultants. PMCA Consultants 
(Economist), John Spain and Associates (Town Planning) and Jim Devlin of FTI Consultants 
(Marketing) were retained by the Council to prepare the Economic Strategy and the Spatial 
Implementation Plan. 
 
The Dunboyne Corridor is situated within the Dublin Metropolitan Area; it is the only settlement in 
Meath within the Metropolitan Area of the Greater Dublin Area- The National Gateway. It is 
designated within the Regional Planning Guidelines for the Greater Dublin Area 2010 - 2022, as a 
Large Growth Town II and a Secondary Economic Growth Town within the Metropolitan Area. A 



 
 

Large Growth Town II is described as ‘strong active growth towns, economically vibrant with high 
quality transport links to larger towns/city’ of up to 30,000 persons.  
 
 
 

Structure of Report  
 
 
Section 1   Overview of National, Regional and Local Planning Policy 
 
This section provides the National, Regional and Local planning context for Variation 3 of the  Meath 
County Development Plan, 2013-2019. 
 
 
Section 2  Public Consultation Process 
 
This section sets out the Statutory process to date and includes a summary of submissions received 
as a result of the public display of the Draft Direction. 
 
 
Section 3  Response and Recommendation of Chief Executive  
 
This section sets out the response and recommendation  of the Chief Executive to the contents of 
the Draft Direction.  
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SECTION  1 

 

OVERVIEW OF NATIONAL, REGIONAL  

AND  

LOCAL PLANNING POLICY 
 

 

 

 

 

 

 

 

 

 



 

2 | P a g e  
 

1.1 Introduction  
This section provides an overview and analysis of planning and economic policy documents from the 
National, Regional and Local planning policy perspective and how these key documents influence the 
planning and development context of the lands the subject matter of the Draft Direction.  
 
 
National  

 
National Planning Framework  
 
National Spatial Strategy, 2002-2020 
 
Rebuilding Ireland – Action Plan for Housing 
and Homelessness, 2016 
 
IDA Ireland Winning: Foreign Direct Investment, 
2015 – 2019. 
 
Action Plan for Jobs, 2016 
 

 
Regional  

 
Regional Planning Guidelines, 2010-2022 
 
Retail Strategy for the Greater Dublin Area, 
2008-2028 
 
Transport Strategy for the Greater Dublin Area, 
2016-2035 
 
Regional Spatial and Economic Strategy 
 

 
Local  

 
Meath County Development Plan, 2013-2019 
incorporating Variations 1-3 
 
Dunboyne Clonee Pace Local Area Plan, 2009-
2015  
 
Dunboyne Clonee Corridor  
Strategic Framework Guidance, 2015 
 
Economic Development Strategy for County 
Meath, 2014-2022 
 
Local Economic and Community Plan, 2016-
2021 
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1.2  National Planning Context  

 
1.2.1 National Planning Framework 
 
The National Planning Framework (NPF) will be developed to provide the context for national spatial 
planning for the next decade and beyond. This will involve reshaping and focusing the existing 
National Spatial Strategy (NSS) to meet future challenges. The new framework will:  

• Identify national priorities with regard to future employment growth and development; 
• Distinguish between the role of the larger cities in acting as our major international players 

and our regional towns in extending the influence of the cities;  
• Establish a clear policy framework within which there will be more dynamic participation by 

rural areas in overall regional development by re-emphasising the contribution from rural 
based enterprise in food, tourism, natural resource and innovation sectors. 

• NPF will have a statutory basis. 

This new framework will provide the strategic context for, amongst other matters: 

• Investment in critical national infrastructure by both the public and private sectors in key 
areas like housing, transport, energy, water services, communications and waste 
management; 

• Planning at regional and local levels for Ireland’s requirements in relation to housing, 
commercial, office and industrial accommodation; 

• Preparation of new Regional Economic and Spatial Strategies (RSESs) by the three new 
Regional Assemblies and the associated enhancement of the economic development focus 
of local authorities as provided for under the Local Government Reform Act 2014. 

As part of the reform of local government as set out in “Putting People First” (published in 2012), the 
Local Government Reform Act 2014 provided for the existing 8 regional authorities and 2 regional 
assemblies to be replaced by 3 new regional assemblies which were established with effect from 1 
January 2015. It is envisaged that the NPF will be completed in 2017.  

 
1.2.2 National Spatial Strategy, 2002-2020  
 
The National Spatial Strategy (NSS) remains in place until its replacement by the National Planning 
Framework (NPF). The NSS is a twenty year planning framework designed to achieve a better 
balance of social, economic, physical development and population growth between regions. Its focus 
is on people, places and building communities. 
  
Section 2.2 of the NSS discusses key development trends within Ireland.  The NSS acknowledges that  
 

‘the Greater Dublin Area (GDA) has experienced rapid development, which has driven much 
of the country’s economic success in recent years and delivered vital national benefits.’ 1 

 
                                                           
1 Emphasis added by underlining throughout 

http://www.irishstatutebook.ie/2014/en/act/pub/0001/index.html
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The strategy goes on to say that:  
 

‘The performance of the GDA is pivotal to the overall economic well-being of Ireland. Looking 
at the value of the goods and services produced in terms of the economic indicator known as 
Gross Value Added (GVA)5, Dublin City and the surrounding three Dublin counties accounted 
for 38.9% of the national total in 1999. Combining the total for Dublin with Meath, Kildare 
and Wicklow, the GVA of the Greater Dublin Area represented 47.9% of the national total in 
1999.’  

 
The NSS research indicates that some of the consequences of established unsustainable trends could 
become even more significant, in light of a number of projections including: 
 

‘In relative terms, use of sustainable transport modes like walking, cycling and public 
transport is falling and could continue to fall.’  
 

The NSS goes on to state: 
 
‘A substantial amount of new house building is taking place outside urban areas. In many 
cases this tends to place greater distance between people and their work, increases 
dependence on the car, limits the effectiveness of public investment in providing utilities and 
services and threatens the quality of the rural environment in some areas.’ 

 
Section 3.7.1 acknowledges the central connectivity between land use and efficient transport 
modalities by stating that:  
 

‘Decisions on land use and development must take account of the existing public transport 
networks or support the emergence and development of new or augmented networks.’ 

 

1.2.3 Rebuilding Ireland – Action Plan for Housing and Homelessness, July 2016  
 
The Action Plan for Housing and Homelessness is an “All of Government” Plan which seeks to 
achieve the Government goals of increasing the delivery of social housing, private housing 
construction and improving the rental market. 
 
 In the overview of the Action Plan it is acknowledged that:   
 

‘Our economy has recovered quickly and increasing population and employment mean that a 
significant increase in new homes is needed for a growing and working economy, and to 
address the significant level of social housing need.’ 

 
A core objective of the Plan is:  
 

‘Ensuring housing’s contribution to the national economy is steady and supportive of 
sustainable economic growth.’ 
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The Action Plan when addressing Location and Land Supply states that:  
 

‘In addition to the scale of housing provision, the delivery of housing in the right place is also 
central to enabling a good standard of living and improving quality of life. Locating housing 
in the right place provides the opportunity for wider family and social networks to thrive, 
maximises access to employment opportunities and to services such as education, public 
transport, health and amenities, while also delivering on sustainability objectives related to 
efficiency in service delivery and investment provision.’ 

 
 
1.2.4  IDA Ireland Winning: Foreign Direct Investment, 2015 – 2019 
 
IDA Ireland’s strategy, Winning: Foreign Direct Investment 2015-2019 aims to increase Foreign Direct 
Investment (FDI). Regional development is a major component of IDA Ireland’s new corporate 
strategy. In their strategy, IDA Ireland emphasised that,  
 

‘There is an increasing trend of FDI locating in larger urban areas. Dublin is an international-
scale city and, as such, has a key role in attracting investment. Ireland has a large number of 
attractive cities and towns that have a proven ability to attract FDI. These urban centres will 
play an important part in attracting FDI to all regions.’ 

IDA Ireland is targeting a minimum increase in investment of 30% to 40% in each region outside 
Dublin, with Dublin continuing to attract similar high investment levels as before. As noted in their 
strategy document,  

‘Dublin & the Mid-East (Kildare, Meath and Wicklow) have benefitted from a high 
concentration of FDI. Dublin, as the capital city and the main population centre in Ireland 
acts as a major attractor of FDI for Ireland and its regions.’  

IDA’s FDI Strategy highlights the economic opportunities available in the Great Dublin Area:  

‘Dublin and its hinterland is also home to arguably the strongest technology cluster in 
Europe. IDA will strive to achieve the same high level of investment into Dublin over the 
lifetime of the new strategy. In addition, IDA will aim to increase investment into the Mid-
East by 30% to 40% in line with other regions.’ 

 
1.2.5   Action Plan for Jobs,  2016 
 
The aim of the governments Action Plan for Jobs is to support enterprise growth and job creation in 
every region of the country where their focus is now on “Ireland’s transformation from an economy 
recovering from the most severe recession to a competitive, innovative, highly productive, and 
environmentally sustainable economy providing sustainable full employment for its people”. Action 
Plan for Jobs 2016 marks the transition to the implementation of key Government policies that plan 
for medium term growth. This plan is an integrated whole of Government commitment to job 
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creation with actions across all Government Departments to ensure that more employment 
opportunities are available to those who are seeking work. 
 
In 2015 a new approach to upgrading the attractiveness and competitiveness of all our regions was 
seen through the development of Regional Action Plans for Jobs. Within these plans the government 

‘want each region to achieve its economic potential and raise employment levels in each of the 
regions through the implementation of the Regional Action Plans for Jobs. Our goal is to have a 
further 10 to 15 per cent at work in each region by 2020 and to ensure the unemployment rate is 
within one per cent of the State average.’ 

1.3 Regional Planning Perspective  

 
1.3.1  Regional Planning Guidelines, 2010 – 2022 (RPGs) 
 
The Regional Planning Guidelines for the Greater Dublin Area stipulates that Dunboyne, along with 
Newbridge, Greystones, Arklow, Cherrywood, Balbriggan,  Maynooth, Leixlip are designated Large 
Growth Towns II in the Settlement Hierarchy of the Region. This category of settlements  are smaller 
in scale than those towns designated as Large Growth Town and are described as  strong active 
growth  towns, economically vibrant with high quality transport links to larger towns/city.  
 
The RPGs outlines its requirements for inclusion in Development Plans/Core Strategies with respect 
to Meath and states as follows:  
 

‘The key foci for the county over the lifetime of these guidelines will be to utilise the recent 
investments in transport and related infrastructure as a basis for sustainable development 
and to encourage investment in community, recreational, commercial and economic 
development to support the population of the county. In particular, opportunities to focus 
growth in association with the construction of the rail line to Dunboyne will allow for a 
sustainable pattern of housing development and other key related services in social, retail, 
employment and community in the existing metropolitan area.’   

 
The RPGs go on to state that towns within the Metropolitan Area, including Dunboyne, should make 
maximum benefit of existing assets e.g. public transport, social and infrastructural utilities. This may 
include expansion of the built footprint of a settlement, where this is in tandem with the 
development of planned, high quality heavy or light rail based public transport projects. The process 
should be plan-led by the prior delivery of high standard and integrated local area plans or Strategic 
Development Zones, where new housing and public transport and other services are delivered in 
tandem. 
 
The RPGs at Section 3.7.5 state that:  
 

‘Dunboyne, a large growth town II in the metropolitan area, has yet to realise its long term 
potential but plays an important role in this economic growth area given its status and 
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location on a developing rail line. It is also located strategically on the edge of the Gateway 
Core in an area with a high FDI presence. 
 

 It further states that: 
 

 ’this economic growth area experiences high levels of outward commuting patterns to the 
Dublin area, and it is important that economic stimuli measures are underpinned by 
necessary infrastructure investment, particularly in relation to water and waste water 
services.’ 

 
1.3.2 Retail Strategy for the Greater Dublin Area, 2008-2028 
 
The Strategy aims to set out a co-ordinated, sustainable approach to the assessment and provision 
of retail within the GDA so that: 
• Adequate and suitable provision is made to meet the needs of the growing and changing 
population, both overall and locally, and provide for healthy competition and consumer choice, 
• Retail in suitable locations is provided, integrated within existing growth areas and public transport 
investment, and 
• Significant overprovision, which would place more marginal locations under severe pressure and 
undermine sustainability driven policies aimed at revitalising town centres is avoided. 
 
Section 6.33 outlines specific policy recommendations which include:  
 

‘To provide for the future development of Dunboyne from Level 3 to a Level 2 centre over a 
15-20 year time frame alongside the development of the rail line and associated future 
population  growth, with this growth guided by the Integrated Framework Plan for Land use 
and Transportation Plan and the Local Area Plan for Dunboyne.’ 

 
1.3.3  Transport Strategy for the Greater Dublin Area, 2016-2035 
 
In setting out its purpose and rationale, the document outlines a number of core principles from the 
strategic vision, which include:  
 

• ‘The Dublin and Mid-East Regions will be attractive, vibrant locations for industry, commerce, 
recreation and tourism and will be a major focus for economic growth  

• Development in the GDA shall be directly related to investment in integrated high quality 
public transport services and focused on compact urban form.’  

 
The Strategy sets out patterns and trends by individual transport corridors. In respect of Corridor B 
Navan- Dunboyne- Blanchardstown – to Dublin City Centre, it states as follows: 
 

• ‘The corridors largest urban settlements (Blanchardstown and Navan) are projected to grow 
significantly up to 2035.  

• In relation to radial city centre bound trips, the southern part of Blanchardstown is currently 
served by the Maynooth Rail Line and a number of radial bus services. Dunboyne and the 
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Hinterland Area beyond it are served by commuter rail services from the M3 Parkway and 
Dunboyne Rail stations and a number of longer distance commuter bus services.’ 

 
Chapter 7 sets out land use integration and behavioural change measures and outlines a number of 
strategic planning principles including: 

• ‘Residential development located proximate to high capacity public transport should be 
prioritised  over development in less accessible locations in the GDA.’  

• To the extent where practicable, residential development should be carried out sequentially, 
whereby lands which are, or will be, most accessible by walking, cycling and public transport- 
including infill and Brownfield sites- are prioritised.’  
 

The application of local planning principles include the requirement that: 
 

‘areas around transport interchanges would also be desirable for some large scale 
development, for the period of the strategy. The Authority’s interaction with the regional and 
strategy planning process in the GDA will be governed by these principles.’  

 

1.3.4 Mid East Region Action Plan for Jobs, 2016-2017 
 
Since the Action Plan for Jobs process commenced in 2012 individual action plans have been 
developed for each region. The Action Plan for Jobs for the Mid East Region was launched in January 
2016 and covers Counties Meath, Kildare and Wicklow. The Action Plan, (Page 31) refers to the 
Economic Development Strategy for County Meath and outlines that the strategy is based on three 
pillars which are: economics, spatial planning and marketing. Key outputs from the strategy are also 
listed as follows: 
 

• ‘An evidence based economic vision for the County; 
• A roadmap identifying sectoral opportunities for economic and employment growth; 
• Key recommendations to enable the county to realise its economic potential; 
• The integration of these recommendations with land use planning proposals  
• A marketing plan with key messages to support the strategy; 
• An action plan to implement the key recommendations and bring the vision to life.’ 

 
1.3.5 Regional Spatial and Economic Strategy  
 
Each Regional Assembly is required to prepare a Regional Spatial and Economic Strategy (RSES) in 
tandem with the preparation of the National Planning Framework (NPF). The RSES provides a long 
term (6 year) strategic planning and economic framework for the region to support the 
implementation of the NPF and the economic policies and objectives of the Government.  
 
A number of factors are key in respect of preparation of the RSES, these include: 

• Identified infrastructure deficits; 
• Key investment and sectoral plans of Government Departments and Agencies; 
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• Regional Action Plan for Jobs; 
• Local Economic and Community Plans (LECPs). 

 
It is intended that the RSES will co-ordinate spatial planning, economic objectives and investment 
programmes, therefore providing an opportunity to move away from separate spatial planning and 
economic objectives. Meath sits in the Eastern and Midlands Region, which is the smallest of the 
three new Regional Assemblies, geographically, however it is fair to say that it is the most significant, 
economically, by virtue of the presence of Dublin and the counties making up the Eastern Spatial 
Planning Area (SPA), namely Meath, Kildare and Wicklow along with Louth, which is also part of the 
Border SPA. 
 
 

1.4  Local Planning Perspective  
 
1.4.1  Meath County Development Plan, 2013-2019  
 
Core Principle 1 of the Meath County Development Plan, (CDP) is:  
 

‘To develop Meath’s critical role in the Dublin and Mid East Region and its role as part of the 
Dublin City National Economic Gateway maximising on its proximity to Dublin Airport.’ 

 
Core Principle 5 requires the Council: 
 

‘To encourage mixed use settlement forms and sustainable centres, in which employment, 
housing and community services are located in close proximity to each other and to strategic 
public transport corridors.’ 

 
Dunboyne is designated in the County’s settlement hierarchy as a Large Growth Town II.  
 
Section 2.3.1 Future Population Growth states that: 
 

‘It is necessary to direct development into the Metropolitan Area to promote consolidation of 
development at locations proximate to the City Gateway and close to services and facilities. 
The RPGs recommend that a minimum of 11% of household growth be directed to the 
Metropolitan Area of the County. The household allocations in Table 2.4 direct 17% to the 
Metropolitan Area (see also Figure 2.1). Dunboyne as a Large Growth Town II directly served 
by new public transport infrastructure will be the focus for the Metropolitan Area.’  

 
Section 3.4.3 of chapter 3 Settlement Strategy and Housing states as follows:  
 

‘As a key Metropolitan Area settlement, Dunboyne will have a similar role in the settlement 
hierarchy to Navan and Drogheda. Like the Large Growth Towns I, it will be a key growth 
centre in the County and encompass regional economic activity and local service provision. 
However, growth should be planned for a population in the order of 15,000 – 30,000 persons 
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and it is important that new services and facilities should be provided as the town expands. 
Dunboyne also has a strong economic function, albeit different to Navan and Drogheda. 
Dunboyne has been identified as a secondary economic growth town in the Development 
Plan economic strategy.’ 
 
The Plan goes on to state that:  
 
‘Ashbourne/Dunboyne economic growth area experiences high levels of outward commuting 
to Dublin, and it is important that economic stimuli measures are underpinned by necessary 
supporting infrastructure investment, particularly in relation to water and waste water 
services.’ 
 
In particular SS OBJ 9 states as follows:  
 
‘To ensure that Dunboyne develops as a key settlement centre in the Metropolitan Area of 
the Greater Dublin Area and to ensure that the settlement grows in a manner that is 
balanced, self sufficient and supports a compact urban form and the integration of land use 
and transport.’ 

 
The CDP recognises that it is necessary to direct development into the Metropolitan Area of Meath 
to promote consolidation of development at locations proximate to the City Gateway and close to 
serves and facilities. As a Large Growth Town II directly served by new public transport 
infrastructure, Dunboyne will be the focus for the Metropolitan Area of the County. 
 
1.4.2 Dunboyne Clonee Pace Local Area Plan, 2009-2015, incorporating Variation No 2 of the  

County Development Plan 2013-2019 

As a key Metropolitan Area settlement, the County Development Plan provides that Dunboyne, a 
Large Growth Town II, will have a similar role in the settlement hierarchy to Navan and Drogheda. 
Like the Large Growth Towns I, it will be a key growth centre in the County and  encompass regional 
economic activity and local service provision. However, growth should be planned for a population 
in the order of 15,000 – 30,000 persons and it is important that new services and facilities should be 
provided as the town expands. 
 
Section 1.4 of the LAP outlines the challenge for the Plan as follows: 
 

‘There is significant status conferred on Dunboyne in the economic and settlement strategies 
outlined in the Meath County Development Plan 2013-2019. This built on the status 
conferred in the previous County Development Plan (2007-2013) which was in effect when 
this LAP was prepared. This Local Area Plan should represent the detailed articulation of 
these strategies as they relate to this area and provide a means of enabling their delivery. 
The availability of high quality public transport links serving Dunboyne also provides an 
opportunity to model the future development of the town on the best principles of 
sustainability. 
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In addition, this Local Area Plan must create the conditions that facilitate population growth 
being directed to the Dunboyne/Clonee/Pace Corridor such that it achieves the status 
identified in the County Development Plan. The Corridor is unique in Meath due to its 
proximity to other larger centres within Kildare and the four Dublin Authorities, its high 
quality and high capacity transportation infrastructure, physical characteristics such as 
undeveloped lands for expansion and its relatively young population. These characteristics 
present considerable potential for the short, medium and long term potential of the area to 
develop as a residential, social and economic centre within Meath, the Metropolitan Area 
and the GDA. It must ensure that the population is provided with the required employment, 
social and physical infrastructure that allows people to have choice in where they work and 
in the mode of transport to work. The Local Area Plan must help create a place where a high 
quality of life can be provided to provide self sustaining settlements that make a contribution 
to the prosperity of the wider region.’ 
 

Section 2.1 of the LAP states that:  
 

‘It is clear therefore that the corridor is earmarked to become a significant development 
centre, predicated on the basis of rail based sustainable communities. It is also clear that a 
policy framework is being developed which will provide for a sustainable, plan-led and 
balanced pattern of growth.’ 

 
Section 3.5 discusses Development Opportunities pursued in the Local Area Plan: 
 

‘The completion of the M3 motorway and Phase I of the Dublin-Navan railway line has 
delivered a rail and motorway interchange and Park and Ride north of Dunboyne. The 
emerging strategy contained in the IFPLUT finds that the significant development potential of 
the Corridor would be best harnessed at this location particularly within the context of 
development constraints elsewhere in the Corridor such as Dunboyne and Clonee. ‘ 

 
Section 4.3.2 states that: 

‘Meath County Council in its précis of evidence to the Oral Hearing in respect of the Clonsilla 
to Pace rail line in 2007 states that Íarnród Éireann acknowledges the potential identified by 
Meath County Council and developers for possible future retail and commercial 
developments at Pace Park and Ride and that current proposals (at time of hearing) should 
not limit or prevent future development plans. The précis also notes that if expansion of the 
Park and Ride is required in the future this may be accommodated in a multi storey format. 
The précis goes on to state that the County Council would also consider that the potential 
exists to develop over the park and ride for other commercial uses proximate to the public 
transport interchange.’  

Section 4.2.4 outlines Retail Policies and contains Objective RET OBJ 1V which states as follows: 
 

‘To prepare a unitary Framework Plan for the designated Level 2 Retail Centre at Pace which 
will address land use, transportation, connectivity, urban design, recreation and 
implementation issues. Delivery of the Level 2 Retail Centre shall be phased and coordinated 
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in tandem with infrastructural provision across the Corridor Area. It shall be a grounding 
objective of this Framework Plan to encourage development in a sustainable, coordinated 
and efficient manner where such development is facilitated and accompanied by the required 
infrastructure and services. The Framework Plan shall provide, inter alia:  
• For retail floorspace and associated facilities to include some high density and other 

appropriate residential development commensurate with population growth over the 
time period of the County Development Plan having regard to the commitment in the 
Regional Planning Strategy for Dunboyne to grow from a Level 3 to a Level 2 Centre 
gradually over a 15 - 20 year timeframe;  

• High end office based employment uses at levels commensurate with its location and 
proximate to a multi modal public transport interchange;  

• A pedestrian and cycle route over the M3 Motorway to lands to the east subject to the 
agreement of the National Roads Authority.  
 

The preparation of the Framework Plan shall have regard to and generally be consistent with 
the Integrated Framework Plan for Land Use and Transportation as required in the Meath 
County Development Plan 2013-2019 and other policies and objectives of the County 
Development Plan, the Regional Planning Guidelines and the 2008 – 2016 GDA Retail 
Strategy.’ 

 
Section 7.5.2  discusses the Green Belt and states as follows: 
 

‘The Green Belt designation which was in place between Dunboyne and the floodplain has 
been extended in this Local Area Plan. The purpose of the Green Belt is to protect the 
established floodplain from inappropriate development and to prevent the physical and 
visual coalescence of Dunboyne and Clonee.’ 

 
1.4.3 Dunboyne Clonee Corridor Growth Corridor Strategic Framework Guidance  
 
Building on the basis of the foregoing LAP, the purpose of this document is to support the future 
growth of the Dunboyne/Clonee Growth corridor and to realise the potential of the area as a 
Metropolitian growth centre for sustainable living and strategic employment within County Meath. 
Achieving this requires that housing, community facilities and employment areas are located within 
close proximity to each other and in such a manner that optimises the investments in public 
transport and opportunities for greener travel. A core concept underlying growth for the area is 
based upon developing the area as a low carbon zone.  
 
This document is not a statutory plan, it is instead intended as non- statutory guidance to drive the 
development of the corridor over many years. In the short term it can be used as an advisory 
document to inform statutory plans. The key aims of the study are as follows: 
 

1. Develop the corridor as a centre for regional population growth and an enriched living 
environment for sustainable communities. 

2. Strengthen and enhance the role of the corridor for local and strategic employment growth 
in line with national economic priorities for the National Gateway. 
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3. Optimise investments in the public transport system and encourage and enhance 
sustainable travel by walking, cycling and public transport. 

4. Align sustainable growth within the corridor with green infrastructure planning principles 
and low carbon economies. 
 

The spatial expression of the foregoing aims will result in the triangulation of growth around the 
three nodes consisting of the town centre and the two rail stations. (See Map Overall Growth 
Principles) 
 
 
1.4.4  Economic Development Strategy for County Meath 2014-2022 
 
The Meath County Development Plan 2013-2019 identified two key socio economic deficiencies i.e. 
the extent of outbound commuting and the lack of employment opportunities in the County. The 
Council embarked on an evidence based approach to addressing these issues by firstly preparing an 
Economic Strategy which was completed in 2014. PMCA Consultants (Economist), John Spain and 
Associates (Town Planning) and Jim Devlin of FTI Consultants (Marketing) were retained by the 
Council to prepare the Economic Strategy and the Spatial Implementation Plan. The spatial 
implementation element of the Strategy comprises of Variation 3 of the County Development Plan 
and Marketing Consultants have been recently appointed to deliver on the employment targets set 
out in the Strategy. The foregoing provides background to the process and sets out the rationale for 
the Council’s intervention in the economic future of the County as envisaged in ‘Putting People First 
2012 ‘ and the Local Government Reform Act 2014 which requires local authorities to take a lead 
role in economic regeneration and employment creation. The Economic Development Strategy is 
also mindful of the wider regional context of economic and employment development in Meath and 
neighbouring local authority areas.  
 
It identifies that existing trends within the County which impact on the economic performance of the 
County include:  
 
• A narrow base of economic activities in largely traditional areas;  
• A Foreign Direct Investment (FDI) deficit;  
• Low penetration of knowledge-orientated activities; and  
• Substantial skills leakage due to commuting trends out of the County. 

 
Together with setting evidence-based measures aimed at accelerating the economic transformation, 
revitalisation and sustainable development of County Meath, the Strategy also assesses spatial 
planning opportunities, in the form of identified sites around the county, and the ‘fit’ of these 
locations in the context of achieving a re-balance of economic activity.  
 
Dunboyne is identified as one of five key settlements within the county where the advancement of 
strategic sites is recommended as outlined in Map 4.2 , which was published by the Council as part 
of Variation no.3, (please refer to STRATEGIC EMPLOYMENT SITES MAP 4.2) 
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1.4.5  Local Economic and Community Plan 2016-2021 

The spatial planning process aligned with the Local Economic and Community Plan (LECP) process 
now facilitates the co-ordination of the public and private sectors to stimulate economic activity and 
in particular job creation and ensures that appropriate development happens in the right place at 
the right time. The regional dimension (which has oversight of the LECP’s) creates scaled structures 
to establish stronger co-ordination and better interface with Central Government. The Meath LECP 
was approved by the Eastern and Midland Regional Assembly at their meeting of 7th March 2016. 
 
The following SEDO’s extracted from the adopted LECP for County Meath are of relevance: 
 

‘SEDO 2.9 Facilitate enterprise and employment development within County Meath through 
a streamlined and efficient local planning process.  

 
Purpose  
Spatial Implementation – Promote our towns and strategic employment sites as the 
economic drivers for employment in Meath while acknowledging the role of the rural 
economy.  
 
Activity  

• Promote the hierarchy of economic centres and targeted sectors in Meath with the 
objective of facilitating significant new enterprise development.  

• Examine pilot strategic sites to advance in Navan, Ashbourne, Drogheda, Kells and 
Dunboyne including targeted sectors and cluster opportunities. Develop and 
implement best practice to advance same. (emphasis added) 

• Ensure local planning processes in place aimed at ensuring a flexible and business 
friendly system that will facilitate employment opportunities.  
 

Outcomes  
• Sustainable development promoted  
• Economic growth within these towns advanced  
• Meath a business friendly environment 

 
SEDO 2.10 Facilitate enterprise and employment development within County Meath through 
effective infrastructure provision – sites and property solutions for employment generation.’ 
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SECTION 2  

PUBLIC CONSULTATION PROCESS 
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2.1 Public Consultation  

2.1.1 Background  Process-  Variation  

1. A copy of draft Variation No 3 of the Meath County Development Plan 2013-2019, together 
with the Strategic Environmental Assessment Screening, Appropriate Assessment Screening 
Statement and Strategic Flood Risk Assessment and Management Plan was available for 
inspection from Monday 21st December 2015 to Wednesday 27th January 2016. 182 no. 
submissions were received on the proposed variation during this statutory period including a 
submission from Department of Environment, Community and Local Government, of 27th 
January 2016, (Copy of submission contained in Appendix D). The Chief Executive’s report 
was circulated to the Elected Members on 23rd February 2016.  
 

2. The Elected Members on 7th March 2016 agreed to materially alter the proposed variation, 
thereby necessitating a further public display period. A copy of the material alterations to 
draft Variation No 3 of the Meath County Development Plan 2013-2019, together with the 
Strategic Environmental Assessment Screening, Appropriate Assessment Screening 
Statement was available for inspection from 22nd March 2016 to 19th April 2016. 9 no. 
Submissions were received as a result of the public display of the material amendments 
including a submission from Department of Environment, Community and Local Government 
dated 19th April 2016, (Copy of submission contained in Appendix D ) 
 

3. The Chief Executive wrote to the Principal Planning Advisor at the Department of 
Environment on 13th April 2016 stating as follows: ‘I am satisfied to confirm on behalf of 
Meath County Council that we have complied with all your requests regarding all matters 
under our direct control.’ (Copy of letter contained in Appendix C) 
 

4.  Senior Counsel’s opinion was sought in respect of the content of the submission of the 
Department of Environment of 19th April 2016 as it related to the Pace lands (Dunboyne 
North) and said opinion stated that it was not open to the Elected Members to consider the 
contents of same at the amendment stage of the process  as this area was not the subject of 
a material amendment. (Copy of Senior Counsel Opinion contained in Appendix E) 
 

5. On 23rd May 2016, the Elected Members of Meath County Council unanimously approved 
variation No 3 of the Meath County Development Plan. 
 

2.1.2 Statutory Process - Draft Direction 
 

1. On 17th June 2016, notice was received from the Office of the Minister for the Environment, 
Community and Local Government of a Notice of Intent to Issue a Direction relating to 
Variation No.3 of the Meath County Development Plan 2013-2019 as it related to lands at 
Dunboyne North (Pace). 
 

2. Pursuant to Section 31 of the Planning and Development Act 2000 (as amended), a Public 
Notice advising of the Notice of Intent to issue a Direction in relation to Variation No 3 of the 
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Meath County Development Plan 2013-2109 2022 and the availability of the Draft Direction 
for review was published in the Meath Chronicle on 27th June 2016.  
 

3. The Draft Direction was on public display at the following locations for the period 29th June 
2016 to 13th July 2016: 

• Planning Department, Buvinda House, Dublin Road, Navan, Co. Meath C15 Y291;  
• Ashbourne Municipal District, Ashbourne Civic Office, 1 -2 Killegland Square Upper, 

Killegland Street, Ashbourne, A84 NY73; 
• Kells Municipal District, Kells Civic Office, Headfort Place, Kells A82 W2R3; 
• Navan Municipal District, Town Hall, Watergate Street, Navan C15 C821; 
• Laytown-Bettystown Municipal District, Duleek Civic Office, Main Street, Duleek A92 R9KW 
• Ratoath Municipal District, Dunshaughlin Civic Office, Drumree Road, Dunshaughlin A85 

XK20; 
• Trim Municipal District, Trim Civic Office, Mornington House, Summerhill Road, Trim C15 

P2HE; 
• Dunboyne Library, Rooske Road, Dunboyne. 

 
2.2   Submissions  
 
Section 31 of the Planning and Development Act, 2000 as amended requires that submissions are 
summarised in the following order: 

1. General Submissions; 
2. Any submission from the Elected Members of the Planning Authority;  
3. Any submission from the Regional Assembly. 

 

A copy of all submissions are included in Appendix B. 
 
A total of 8 no submissions were received.  
 
As the following summaries will demonstrate, 6 are very supportive of the proposal. 
 
The submission from the Director of the Regional Assembly effectively reiterates points already 
made in the previous submission from the Regional Assembly of 19th January 2016. This submission 
states as follows:  
 

‘The Assembly Members from Meath County Council are not supportive of this submission 
and the Members of the Assembly recognise that all the Members of Meath County Council 
supported the proposed draft variation as placed on public display.’  
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2.2.2 General Submissions 
 

 
Submission No 
 

 
Name 

 
2 

 

 
Aramark Ireland 

 

Summary of Submission 
 
The Aramark Corporation are a leading global provider of food, facilities, property services and 
uniform services to education, healthcare, business and industry, sports, leisure and correctional 
clients with 270,000 employees worldwide. The company are currently looking at a number of 
locations to establish a Northern European Headquarters and the company are in active discussions 
with regard to a viable option at the lands north of Dunboyne. 
The following is a summary of the main points of the submission: 

• The company’s requirements in terms of site selection include proximity to Dublin city and 
airport, good accessibility including to public transport, high capacity utilities and 50,000 sqft 
office space ideally in one building; 
 

• The company are currently undertaking a significant investment in Dunboyne to establish an 
Avoca outlet adjacent to the proposed Shire facility at Piercetown.  
 

• The Company is seeking to create a location that reflects the Corporate appeal of their 
business.  A mono use location will not deliver this and is a barrier to recruitment of 
employees which is a key asset to their success.  
 

• The submission concludes by expressing support for the Councils’ vision as set out in 
Variation 3. 
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Submission No 
 

 
Name 
 

 
3 

 

 
Cliona Ryan, Property Resource Planning Management & 
Development on behalf of Glenbeigh Construction Ltd 
 
 

 
Summary of Submission 
 
Glenbeigh are experienced property developers having been in the building business for three 
decades.  They have, for over a decade, held and maintained a serviced, accessible and residentially 
zoned strategic land bank on the Rooske Rd, Dunboyne.  
 
The following is a summary of the main points of the submission: 

• Variation 2 of the CDP 2014 altered the land use zoning objective of the lands from A4 to A2 
and also placed the lands in phase II i e with a post 2019 release date.  
 

• Variation No 3 of the CDP due to its extent and impact is an effective review of the 
Dunboyne, Clonee Pace LAP, 2009. Therefore the release of residential lands to service the 
needs of employment lands is best serviced by releasing residentially zoned lands currently 
in Phase II. 
 

• The submission realises the benefits of zoning the lands the subject of the Draft Direction, to 
accommodate the development of this town to realise its role in the GDA as a Large Growth 
Town II, however the submission considers that lands such as their land bank should be 
allowed to develop at least in tandem with new employment and residential lands.  
 

• The submission provides, by way of support to the points articulated therein, a review of 
planning policy for Dunboyne.  
 

• A brief synopsis of the role of Dunboyne as set out in the RPGs and in the Meath County 
Development Plan is provided.  The importance of the sequential approach to land use 
zoning is referenced.  
 

• The progress of development in Dunboyne is set out and the two year progress report of the 
County Development Plan is referenced. The submission considers that this report took a 
simplistic approach in that it took a measure of existing planning permissions but failed to 
perform any analysis of location and likelihood of development.  
 

• The submission refers to the continued lack of development in Dunboyne and therefore 
population increase of the town has lagged behind lower tier settlements even before 
economic recession.  
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• The submission considers that the development of critical mass is key to the development of 

Dunboyne as the second town in County Meath, therefore the realising all of the 
residentially zoned lands for development is now in the interests of proper planning and 
sustainable development of the town.  
 

• The submission concludes by restating that lands already identified, accounted for and 
serviced for development should be allowed to develop at least in tandem with the new 
employment and residential lands. The requirement for a ‘time delimited strategic 
transportation study for the newly rezoned employment and residential lands at Pace and 
Dunboyne North’  is also explored in the concluding remarks.   

 

 
Submission No 
 

 
Name 
 

 
4 

 

 
RPS Planning and Environment on behalf of Godolphin Ireland 
Unlimited Company, KIldangan Stud, Monasterevin County 
Kildare 
 

 
 
Summary of Submission 
 
Godolphin Ireland is the owner and manager of Woodpark Stud which is immediately to the North of 
Pace, north of Dunboyne.  
The following is a summary of the main points of the submission: 

• The mix of uses which would be delivered by the proposed variation represents a valuable 
opportunity for the strategic planning and sustainable development of Dunboyne which will 
contribute to the delivery of county wide economic imperatives and opportunities.  
 

• The submission refers to the designation of the lands as a strategic employment site, the 
inclusion of residential development is considered to be a key aspect of the proposed 
development of these lands as a sustainable live work community.   
 

• The submission fully supports the promotion of ‘Dunboyne North as a sustainable 
community with employment, local retail, educational and community services. 
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Submission No 
 

 
Name 
 

 
5 

 

 
South East Meath Chamber of Commerce  
 

 

Summary of Submission  
 
The submission outlines that the Chamber was set up in 2010 to promote the economic 
development of the area.  
The following is a summary of the main points of the submission: 

• Submission expresses support for the development of the lands at Dunboyne North.  
 

• The submission refers to their location within the Dublin Metropolitian Area and the 
Chamber believes that it is critical to the economic development of South Meath that these 
lands are developed as quickly as possible.  
 

• The Chamber has had numerous meetings with Embassies, International Chambers of 
Commerce and International Real Estate Consultancies. The feedback from these meetings 
has been that companies are looking for attractive campus style office parks, excellent 
communication and transport infrastructure but the most critical factor is the availability of 
quality housing for their staff and schools and educational opportunities for their children.   

 
• The submission considers that despite the amount of land zoned for housing there is an 

inadequate housing stock available in Dunboyne.  
 

• Regarding the residential element of the proposal the submission refers to the zoning of the 
lands since 2009 for a Level II retail centre which would have included residential 
development.  

 
• The submission refers to the recent Brexit vote which has resulted in almost all companies 

with a European HQ in the UK will be seeking to relocate to Amsterdam, Frankfurt or the 
Dublin Area. 
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Submission No 
 

 
Name 
 

 
6 

 

 
Declan Brassil on behalf of  McGarrell Reilly Group  
 
 

 
 
Summary of Submission  
 
The submission is accompanied by a letter prepared in conjunction with Nuala Butler, SC. The  
submission also includes inputs from Systra Transportation Consultants, Ciaran Ferrie Architects, 
Cronin Sutton Consulting Engineers and RPS Consulting Engineers. The letter contains a request that 
the submission would be forwarded in full to the Minister. Having regard to both complexity of the 
submission and the legal arguments presented in the cover letter this request is considered to be 
reasonable, please refer to Appendix B for same.2 
 
The submission addresses the following topics: 

• The status of Dunboyne North in the Metropolitian area of the National Gateway and the 
GDA is set out and the submission considers that if Dunboyne is to fulfil its regional growth 
objectives a population increase of circa 18,000 must be accommodated requiring 
approximately 6,700 additional residential units which must be balanced with employment, 
community, leisure and other commensurate facilities.   
 

• An analysis of the performance of County Meath and Dunboyne in meeting Regional 
Development objectives is provided which states that Meath has failed to meet its regional 
settlement and economic objectives as identified in the RPGs. The strategies and objectives 
in place remain robust and sustainable, however private sector investment has been largely 
absent.  
 

• The purpose of Variation No 3 is set out which is to provide an appropriate policy base for 
the realisation of economic objectives.  

 
• Constraints for the planned growth of Dunboyne are listed and mapped. These include the 

River Tolka and associated flood plain, rail line and motorway, the infrastructure required to 
develop the lands east of the rail line, the distance of lands to the south of the town from 
the town centre and rail stations. Opportunities for the planned growth of Dunboyne are 
also mapped. The analysis concludes that Dunboyne North is a sustainable, infill urban 
expansion area centred on a multi- modal transport node which is key to Dunboyne meeting 
its regional growth targets. 
 

                                                           
2 On the basis of Council’s agreement to consent to this request, all 8 submissions received have been included as set out 
in Appendix B. 
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• The submission provides an analysis of the statement of reasons for the Draft Direction. The 
statement that the lands are distant is not accepted, information is provided regarding the 
proximity of the lands to the town centre.  
 

• The submission refers to the absence of any reference to the existence of a rail station at 
Dunboyne North, which is central to the assessment of the suitability of the lands for 
development.  
 

• The submission outlines that reference to the Spatial Planning and National Road Guidelines 
2012 does not acknowledge the regional policy status of Dunboyne and the rail station. The 
submission considers that National and Regional policy both advocate that growth is 
channelled  to and consolidated at such locations. 
 

• Flood management has not been cited in the draft Direction, the submission includes an 
assessment from RPS which states that they are satisfied that the scheme will not be 
impacted by the 1% AEP flood event, nor will flooding impact on connectivity or accessibility 
of these lands. 
 

• Appendix 1 of the submission is a review by Systra Transportation Engineers of the 
Transportation Assessments already undertaken. The transport appraisal undertaken to date 
includes an assessment of the M3 pace junction by Cronin Sutton Consulting and a strategic 
transport assessment of future land use proposals for Dunboyne by AECOM on behalf of 
Meath County Council.  
 

o The submission outlines that the transport assessment undertaken by AECOM 
adopted an industry standard approach to conducting a Strategic Transport 
Assessment. Furthermore the model development and assignment processes are in 
accordance with requirements and as such a robust transport assessment has been 
undertaken 

o The analysis of the M3 Junction at Pace, undertaken by Cronin & Sutton contains a 
number of assumptions relating to trip generation and distribution which are based 
on reliable data sources. Whilst these assumptions are adequate for the assessment 
undertaken it is recommended that a more comprehensive assessment is 
undertaken at detailed planning stage 

o The submission concludes by recommending that at detailed planning stage, further 
detailed work be undertaken to understand the multi-modal transport 
requirements, traffic impacts and any mitigation measures which may be necessary. 
It is recommended that this additional work includes use of the NTA’s East Regional 
Model in combination with TII’s National Road Model. This should be accompanied 
by a Mobility Management Plan and Sustainable Access Movement Strategy for the 
area. 

• The submission concludes that it is inevitable that significant urban expansion will occur at 
Dunboyne North, as it is appropriate and consistent with all relevant principles of proper 
planning and sustainable development.  
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2.2.3  Submissions of the Elected Members of Meath County Council 

 
Submission No 
 

 
Name 
 

 
7 

 

  
Cllr Maria Murphy, Cathaoirleach Meath County Council on 
behalf of the Elected Members of Meath County Council 
 
 

 
 Summary of Submission 

• The submission sets the variation in an economic context. Dunboyne is identified by the 
Economic Strategy as one of five key settlements within the county where the advancement 
of strategic employment sites is recommended. The submission outlines that a number of 
companies have already invested in this area and the wider economic context post Brexit is 
referenced. 
 

• The submission articulates that the development of the subject lands for a ‘live work’ 
community is fully supported by the Elected Members and the Executive of Meath County 
Council, the Planning and Economic Development Strategic Policy Committee and the Meath 
Economic Forum. It is the intention for Dunboyne North to facilitate the creation of a 
strategic employment hub and sustainable community, based on sustainable development 
principles 
 

• The submission refers to ongoing work being carried out investigating the potential 
traffic/transportation impacts of the County Development Plan, including Draft Variation No. 
3, on the M3/N3 corridor.  
 

• The lands at Dunboyne North have been zoned since 2009 for a more intensive form of 
mixed use development, including a new Town Centre development which would have a 
greater impact on the M3 Motorway than the proposed zoning. 
 

• Given the current housing shortage within the Greater Dublin Area, it is considered to be of 
paramount importance that lands which can sustainably accommodate the identified 
shortfall are identified and brought forward for development as is the case with Dunboyne 
North.  
 

• All areas of the land proposed to be rezoned for new housing are within approximately 
600m of M3 Parkway (a public transport hub), in a highly sustainable location. 
 

• The submission concludes that recent enquiries from prospective investors to Meath County 
Council, clearly demonstrates the economic and employment potential of the said lands and 
the concept of a ‘live work ’ community, which is clearly attractive to investors, at a time 
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when accommodation has become even more important in the mix of competitiveness 
criteria for Foreign Direct Investment.  

 

 
Submission No 
 

 
Name 
 

 
8 

 

  
Cllr Gillian Toole, Cathaoirleach Ratoath Municipal District Meath 
County Council on behalf of the Elected Members of Ratoath 
Municipal District 
 

 
Summary of Submission  
 
Please refer to summary at Submission No 6 above. 
 

 

2.3  Submission of the Director of the Regional Assembly 

 
Submission No 
 

 
Name 
 

 
1 

 

 
Jim Conway, Director, Eastern and Midland Regional Assembly 
(EMRA) 
 
 

 
Summary of Submission 
 
The submission was prepared by the Assistant Director and approved by the Director of the Regional 
Assembly. 
 

• The matters of concern raised by EMRA in their submission of 15th January 2016 were not 
fully addressed by the Planning Authority.  
 

• The draft variation proposal to create a new community/settlement at a greenfield location 
is lacking sufficient policy support in the RPGs and the relevant evidence based analysis to 
support such expansive proposals.  
 

• The existing growth pattern for Dunboyne identifies that growth is to occur to the east and 
south of the town in a sequential manner that consolidates the existing town fabric, 
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strengthens linkages with the local train station at Dunboyne thus aiding the long term 
sustainable development of the settlement.  
 

• EMRA remain concerned that the variation as proposed amounts to the creation of a new 
community remote and detached from the existing urban fabric of Dunboyne. 
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SECTION 3   

RESPONSE AND RECOMMENDATION  

OF  

CHIEF EXECUTIVE   
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3.1 Background  
 

In 2014, by way of response to the new economic role placed on local authorities by the Local 
Government Act 2014, Meath County Council positioned itself at the forefront of service delivery - 
particularly in relation to economic development.  An ‘All-of-Council’ approach to the conducting of 
Council business was adopted by firmly establishing a positive economic development culture within 
the Council. An Economic Strategy for the County was completed in 2014 by an external team 
comprising PMCA Economic Consultants and John Spain and Associates (Planning Consultants). The 
key target of the strategy is to deliver 7,500 jobs by 2022. The organisational structures necessary to 
deliver the strategy were put in place. A number of initiatives in the economic area were progressed, 
including the establishment of the Planning and Enterprise Strategic Policy Committee, the Meath 
Economic Forum and a Technical Working Group comprising of senior technical and administrative 
staff of the relevant Directorates of the Council. 
 
 In particular, the support of the Council’s Elected Members and the advisory inputs and insights 
from the Meath Economic Forum were recognised as key to the successful delivery of the Economic 
Strategy. The Strategy when concluded in late 2014 was presented to the Elected Members of 
Meath County Council, the Planning and Enterprise SPC and the Meath Economic Forum and was 
enthusiastically received and fully endorsed by all. The collaborative input from the Departments 
Planning Inspectorate to the Councils Technical Working Group and the Meath Economic Forum has 
been very beneficial and is viewed as an essential component in the successful delivery of a 
sustainable economy in the County.  
 
As discussed by PMCA in their report, (please refer to Appendix G for full text of same) preliminary 
Census 2016 results indicate that County Meath is the fastest growing county (entire) in the country 
in the intercensal period 2011-2016. Consequently the trends identified by the Economic Strategy in 
regards to lack of employment and outbound commuting are likely to have been exacerbated and 
hence the need to promote the full suite of measures contained in the Economic Strategy in as 
timely a fashion as possible. 
 
 

3.2 Economic Development Strategy Update to Department of Environment, Community 
and Local Government 
 

A letter to the Principal Planning Advisor dated the 17thJuly 2014, updated the Department in 
respect of ongoing work regarding the preparation of an Economic Development Strategy for County 
Meath (See Appendix F for full text of letter and enclosures). The letter set out that Meath County 
Council had been working collaboratively with the Department and other stakeholders since the 
commencement of the project and appreciation for the input that Bruce Mc Cormack, previous 
Department Inspector for Co. Meath, had brought to the process was acknowledged.   
 
The letter refers to the  gathering momentum towards national economic recovery which presents a  
timely opportunity to take stock of Meath’s comparative advantages and to develop a policy 
platform that will help deliver sustainable economic growth.  In particular the letter stated that it 
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was vital that Meath be facilitated in playing a greater role in the future development of the 
National Gateway.   

The letter notes that ‘Meath Economic Baseline Study’ prepared by Maynooth University, which 
conveyed the existing socio-economic profile of the county indicated that the county saw a rise of 
13.1% in population but a fall of 5.2% in total employment between Census 2006 and Census 2011.  
The figure of 82% of the total workforce employed in 2011 had to be viewed against the backdrop of 
major outward commuting patterns, predominately from the east and south of the county.  The 
letter goes on to state that County Meath had effectively the highest rate of outbound commuting in 
the country which had largely negative implications for the quality of life of our communities.  In 
effect an unsustainable pattern of development had been established in Meath which needed to be 
addressed as a national planning issue. The letter set out the view that the Strategy anticipated 
current government policy and had the wherewithal to deliver key targets outlined in national 
policy. The letter also advised that the Strategy sought to synergise spatial planning with the delivery 
of primary economic objectives in the most efficient and appropriate way.   

The summary attached to the letter outlined that the Spatial Implementation Plan was to focus on 
recommendations in terms of urban centres and sites in addition to policy analysis and formation.  
The latter was intended to convey best practise to integrate investment opportunities with land-use 
planning proposals.  The spatial element of the Strategy would consider a number of sites around 
the county with employment development potential, together with existing services and identify 
what additional supports would need to be put in place to make the economic environment of 
County Meath more investor-ready and/or attractive to business development.  

The principle outcome of the Spatial Implementation Plan was to recommend the development of 
five key strategic sites in higher order settlements to attempt to redress the prevailing unsustainable 
commuting patterns. This will enable County Meath to positively contribute to the national 
economic recovery with particular reference to Meath’s role in the National Gateway. The 
identification of these sites is based on the existence of a number of radial multi-modal corridors, 
traversing the County, extending across Meath’s Metropolitan Area, outwards from the National 
Gateway,  (please refer to STRATEGIC EMPLOYMENT SITES MAP 4.2). 

3.3 Variation No 3 Process  
 

The recommendation detailed above, provided by our consultants, was followed in the subsequent 
Variation process which envisaged the established of strategic employment sites in the towns of 
Navan, Drogheda, Dunboyne, Ashbourne and Kells with particular emphasis on the attraction of 
Foreign Direct Investment, which was identified as a key deficit in the County’s economy.  
 
Draft Variation No. 3 was placed on public display from Monday 21st December 2015 to Wednesday 
27th January 2016. The Elected Members on 7th March 2016 agreed to materially alter the proposed 
variation, thereby necessitating a further public display period. A copy of the material alterations to 
draft Variation No 3 was placed on public display from 22nd March 2016 to 19th April 2016.  
 
The Director of Planning and Enterprise and Senior Planning Staff met with Planning Officials from 
the Department on 20th January 2016. Subsequently the Department’s Principal Planning Advisor 
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met with the Chief Executive of Meath County Council and discussed the submission of 27th January 
2016 in detail (See Appendix D for content of submission).  

Following on from this meeting and having considered the matters raised, the Chief Executive wrote 
to the Principal Planning Advisor on 13th April 2016 (see Appendix C). This letter indicated that the 
Variation No.3 process was based on independent planning and economic advice and provided a 
rigorous evidence base for the actions. In relation to Dunboyne North it stated as follows:  

‘In the context of Dunboyne this approach specifically supports the role of the Metropolitan 
Area in County Meath through the redirection of approved but unused residential capacity 
from hinterland areas within the county. I noted yesterday that very little progress was being 
made on the residential supply side in the area at present and same is evident by the 
pronounced lack of Commencement Notices being received by the Council.’  

It stated that:  

‘The future ‘live work’ community would  be master planned in a process that would be 
directly managed by professional planning staff. A key element of this supervised transparent 
process will be the requirement contained in the draft variation that employment 
development is front loaded. This will ensure that the area, in conjunction with other lands in 
the vicinity, will play its part in reducing levels of outbound commuting.’ 

It further stated that in relation to the specific matters raised in the Department’s submission that: 
 

‘The Council have complied with your requests as they pertain to the following: 
1. Insertion of a spot objective for FDI on lands proposed to be zoned between the ’ 

Facebook site’ and Bracetown Business Park which ensures that the lands are regulated 
to focus on large footprint FDI type projects. 

2.  Reintroduction of Phase II employment lands in lower tier centres to avoid any drift 
towards noneconomic development enterprise uses emerging in such centres. 

3. In respect of the third key area identified I note the reservations expressed in the 
submission regarding the residential element of the proposed ‘live work’ community at 
Dunboyne North. I welcome that the Department has expressed no concerns with the 
other land uses proposed at this location.’ 

 
It reiterated that:  
 

‘The consistent advice from the consultancy team is that this ’live work community‘ model is 
compliant with the proper planning and sustainable development of the area and would 
enable maximum benefit to be accrued from the substantial public investment in largely 
underutilised multi-modal transportation infrastructure in this area.’  

 
The correspondence was concluded with the following summary which set out the position of Meath 
County Council at that time as follows:  
 

‘In summary, I am satisfied to confirm on behalf of Meath County Council that we have 
complied with your requests regarding all matters under our direct control. We have fully 
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considered the point raised regarding the residential element of the ‘live work’ community at 
Dunboyne. As we discussed yesterday, residential affordability is currently a key National 
concern and as noted, it is emerging in relevant studies as a key barrier to attraction of FDI 
particularly in the Metropolitan Area of the GDA. Meath County Council’s records indicate 
that since 2014 we have received Commencement Notices for 13 dwellings in the Dunboyne 
area. This level of residential activity is a poor reflection on the designation of the area as a 
major Growth Centre in the Metropolitian area with a designated target population of 
25,000 persons by 2036. The progress of the settlement to date represents a poor return on 
the public investment in front-loaded transport infrastructure in the area.’ 

 
Whereas the letter was acknowledged, a response was not received.  
 
The Department did, (in the context of a submission in respect of the proposed material alterations 
to the draft variation), issue further correspondence on the Variation process, which required the 
removal of all zonings within the lands the subject of the Draft Direction and required the 
reinstatement of the previous zonings for a Level 2 Centre with attendant high end employment 
lands as set out in the existing Local Area Plan. The Council’s Senior Planning staff recommended 
that legal advice should be sought on the matter. Senior Counsel advised that it was not open to the 
Elected Members to consider the contents of same at the amendment stage of the process. The 
advice was circulated to Department Officials. (Copy of Senior Counsel Opinion with cover letter to 
the Department contained in Appendix E). While the Council was advised that the matter was being 
considered by the Department no further correspondence was received. 
 
On 23rd May 2016, the Elected Members of Meath County Council unanimously approved Variation 
No 3 of the Meath County Development Plan. Prior to their consideration of the matter, the Elected 
Members were provided with a summary of the legal position as advised by Senior Counsel, (See 
Appendix E for copy of Senior Counsel Opinion, presentation and meeting minutes). 

 

3.4 Draft Direction  

On 17th June 2016, correspondence was received by Meath County Council from the Office of the 
Minister for the Environment, Community and Local Government formally advising of a Notice of 
Intent to Issue a Direction relating to Variation No.3 of the Meath County Development Plan 2013-
2019 as it related to lands at Dunboyne North (Pace). Section 31 of the Planning and Development 
Act, 2000 as amended requires the Chief Executive to;  

‘(a) summarise the views of any person who made submissions or observations to the 
planning authority (b) summarise the views of and recommendations (if any) made by the 
elected members of the planning authority (c) summarise the views of and recommendations 
(if any) made by the regional assembly (d) make recommendations in relation to the best 
manner in which to give effect to the draft direction’.   

In this instance the Executive has made considered evidence based proposals for the proper 
planning and sustainable development of its administrative area which are in accordance with 
National, Regional and Local Planning Policy, which were unanimonously accepted by the Elected 
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Members but are subsequently not acceptable to Department. This situation arises notwithstanding 
the active participation by the Department in the process since its inception. Consequently in this 
instance there is clearly a difficulty in complying with the Draft Direction. It should be noted that the 
letter issued by the Department of 27th January 2016 and upon which a number of material 
amendments were prepared, is at variance with the letter issued on 19th April 2016 and with the 
content of the Draft Direction which compounds the difficulty of protecting the interests of the 
Council in the process.  

The Chief Executive strongly recommends that the Draft Direction not be proceeded with in 
accordance with Section 31 of the Planning and Development Act, 2000 as amended and this point 
will be discussed in more detail in the conclusions. 

The Draft Direction provided 3 reasons as to why Variation No 3 not be proceeded with in relation to 
the lands at Dunboyne North and that the lands revert to the zoning objective contained in the 
preceding Plan as set out in maps attached to the Draft Direction. Each of the headings  is analysed 
in sequence as set out in the statement of reasons: 

3.4.1 Residential Zoning  

The Draft Ministerial Direction states that:  
 

‘this proposed housing would be detached and distant from the established social, 
community and other infrastructure of the town. A new residential zoning/development 
significantly to the north of the established town at Pace (1.5-2km) would be a clear breach 
of the sequential approach to the zoning of lands identified in Section 4.19 of the 
Development Plan Guidelines (2007)…The planning guidelines on Development Plans state 
that zoning should ‘extend out from the centre of an urban area, with undeveloped lands 
closest to the core and public transport routes being given preference.” It further states that 
“the proposed residential zoning in Variation No.3 would create an isolated development, 
physically remote from the established settlement of Dunboyne and would be contrary to the 
adopted County Development Plan core strategy for Dunboyne...’ 

 
The Report of John Spain and Associates (JSA) which is contained in Appendix G, considers that the 
distances referenced are inaccurate and submits that the lands represent a natural expansion of the 
town connected by a strategic use of the flood plain and the creation of a green network of multi 
user routes to enhance linkages between the main areas of planned and existing housing, work and 
social activities by the creation of a green spine or linear park with robust multi-modal connectivity 
to the town centre (See Green Infrastructure Map). The nearest point of the subject lands are less 
than 250m from the Dunboyne Industrial Estate, approximately 850m by road to the established 
urban area and the town centre, as defined by the town centre zoning objective, is 1.03 km from the 
residential area, as the crow flies, and 1.3km by road. The Draft Direction contains no reference to 
the existence of the M3 Parkway rail station which is adjacent to the residential element on either 
side of the R157 and which is readily accessible by virtue of the underground pedestrian facilities. 
The lands subject of the Draft Direction are demonstrably contiguous to Dunboyne Business Park as 
set out above. Furthermore, the lands are south of Kilsaran, Shire and Avoca therefore constituting 
an infill site in the corridor  (See Growth Principles Map). 
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The Draft Direction suggests that the proposal would be a clear breach of the sequential approach to 
zoning as identified in Section 4.19 of the Development Plan Guidelines, however the Draft Direction 
is selective in its interpretation of the said provisions and fails to recognise that the same section 
states that,  
 

‘a logical sequential approach should be taken to the zoning of land for development through 
the maximisation of existing and future infrastructural provision’.  

 
The Draft Direction further fails to acknowledge that the Guidelines promote the synergy between 
land-use and transport planning and state that, 
  

‘Integrated land use and transport planning has a key role in delivering social, economic and 
environmental stability’.  
 

Zoning of residential land should give preference to public transport availability, should encourage 
strong infill opportunities and should also be contiguous to existing zoned lands. All of the 
aforementioned are satisfied under the proposal. The  Draft Direction is silent on the existence of a 
rail station at Dunboyne North with 1200 car-parking spaces, which is pertinent given that the 
sequential assessment of the site would have to take account of the public transport infrastructure 
available in any objective appraisal.  
 
Furthermore there is a fundamental misinterpretation of the site history and characteristics in 
relation to the Development Plan Guidelines in that the site is presently zoned to include significant 
residential development and is essentially contiguous to existing zonings both to the north and 
south. The 2009 Local Area Plan at Section 4.2.4 outlines Retail Policies and contains Objective RET 
OBJ 1V which sets out the requirements in respect of the preparation of a unitary Framework Plan 
which includes ‘appropriate residential development’. 
 
In outlining the grounds upon which the Draft Direction issued (in respect of the residential element) 
reference is made to Sections 2.3 and 6.2 of the Local Area Plan Guidelines. It is suggested that 
support for the residential content of the subject land is available throughout the guidelines and 
particularly the statement that,  

 
‘Planning Authorities should, in general, and especially in locations benefiting from 
substantial investment in public transport, set some quantifiable targets for modal split in 
favour of public transport, walking and cycling. Such targets should be used to influence 
phasing and sequential development with the local area plan’.  

 
The Draft Direction contends that the proposed residential zoning would create an isolated 
development, physically remote from the established settlement of Dunboyne and would be 
contrary to the core strategy for the town. The term remote would infer that the site is distant in 
space or hidden away/secluded. Neither are applicable in this instance and indeed the lands are 
located in an access rich environment and constitute an infill site within the development envelope 
of Dunboyne (See Growth Principles Map which clearly sets out the spatial context of the land). 
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Consequently it is not accepted that the subject lands are ‘physically remote’ from the town centre 
and the contention that the proposal would create an isolated development is not accepted. Rather, 
the intention of a live/work community is to create an additional sustainable development in 
Dunboyne, with a mix of commercial, residential, employment and recreational uses adjacent to an 
existing rail head. 
 
In terms of the stated concern regarding inconsistency with the core strategy, the Chief Executive is 
satisfied that it is implicit that the Variation should clearly alter the Core Strategy so as to ensure 
compliance with the County Development Plan as varied. Under the 2 year Progress Report on the 
County Development Plan it was identified that there are now 641 multiple housing units less 
committed in the County than when the core strategy was originally prepared. Given the well 
documented and significant housing shortage within the Greater Dublin Area, it was considered to 
be of paramount importance that lands which can sustainably accommodate the identified shortfall 
are brought forward for development. National planning guidance provided policy direction in this 
regard by allocating a higher percentage of core strategy dwelling numbers to the Metropolitan 
Area. The  Council has adopted a responsible approach by directing 500 of the 641 unused or surplus 
units now available to Dunboyne, which is the only settlement within Co. Meath that is in the 
Metropolitan Area. Table 2.4 is explicitly adjusted in Variation No.3. Dunboyne is scheduled to grow 
to 25,000 by 2034, however little progress has been made since the adoption of the CDP in 2013 in 
meeting these growth targets. See Aerial Photography in both a Northern and Southern direction 
which serves to demonstrate that the lands the subject of the Draft Direction are neither ‘distant’, 
‘detached’ or ‘physically remote’ and can be demonstrably proven to represent an infill site 
proximate to a major rail head and road interchange.  
 

3.4.2 Employment Zoning  

The Draft Direction states that,  

‘Variation No. 3 was not accompanied by a traffic impact assessment or similar evidence 
basis to determine that there will be no adverse impact on the operation of the adjoining M3 
motorway infrastructure” and further that “the Department considers that the approach 
required by the Spatial Planning and National Roads Guidelines has not been followed in 
Variation No. 3 and the zoning has the potential to generate traffic volumes to limit the 
operation of the nearby national motorway interchange’.  

As expressed elsewhere the Draft Direction fails to take cognisance of the presence of a rail station 
at Dunboyne North with the associated potential for positive modal shift arising from the creation of 
a sustainable live/work community adjacent to high quality under utilised multi-modal transport 
infrastructure. There is also an apparent failure to recognise that a comparable area of zoned 
employment lands was included at this location under the Dunboyne/Clonee/Pace LAP 2009-2015 
such that reverting to the extant zoning objective would not alleviate perceived concerns in respect 
of traffic generation. In fact, JSA advise as follows: ‘If the Council were now proposing to zone the 
lands for substantial retail development purposes now, as per the Draft Direction, it is likely in our 
view that both Transport Infrastructure Ireland and the National Transport Authority would object to 
any such proposal’. The Direction given by the Minister appears inconsistent with the statement of 
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reasons regarding traffic generation and will not suffice to achieve the underlying rationale of 
reducing overall traffic generation. Other Level 2 Retail Centres (for example Blanchardstown and 
Liffey Valley Shopping Centres) generate significant national and regional traffic whereas the 
proposed live/work community concept would result in a sparser use of the M3 motorway, with less 
pressure being placed on both the Black Bull and Dunboyne North/Pace junctions. 

With respect to the specific measures sought i.e. a traffic impact assessment or similar evidence 
base, JSA, in their report have advised that no other Council in the State has been requested to 
undertake as detailed a level of traffic impact assessment at the Development Plan stage for an 
individual site as has occurred in this instance. JSA further advised that such a requirement is 
normally considered as sought under the development management process. JSA also has advised 
that Fingal County Council has proposed under its Draft County Development Plan 2017-2023 to 
rezone a very substantial amount of land for employment-related development close the junction of 
the M50 and the M2 and South Dublin County Council recently zoned additional lands for 
employment-related development close to the junction of the M50 and the M4, as part of its new 
County Development Plan. JSA is not aware of a prior detailed transport assessment of these 
proposals having been undertaken in either instance and suggests that this should not be required in 
this case.  
 
The Proximal Location Google Map shows the quantum, extent and direction of employment 
focused development in Fingal, which is clearly rapidly building out the available land within the 
Metropolitan Area in Fingal a significant amount of which does not have multi-modal access. By 
contrast the proposal contained in Variation No.3 is a relatively modest, evidence based proposal 
predicated on addressing the high instance of out commuting from Co. Meath. The lands have 
exceptional connectivity in the M3 corridor in Meath, which is proximate to the National Airport and 
Port and Dublin City Centre and thus attractive for FDI and targeted for appropriate development in 
the full suite of Meath Planning and Economic Development documents on that basis.  
 
In terms of the wider sustainability of the proposed employment zoning, the intention is that current 
outbound commuters would be intercepted at Dunboyne North, where new high skilled 
employment opportunities will offer an alternative to commuting into Dublin City. Outside of Dublin, 
Meath experiences the highest level of outbound commuting of workers in the State. 32,942 or 54% 
of the county’s workforce commute out of the county for work, with 41% of these commuters 
working in Dublin. There are almost as many people living in Meath but working in Dublin as there 
are living and working in the county.  

The delivery of FDI development will almost certainly reduce the level of outbound commuting 
experienced, as outbound commuters represent a major talent pool for FDI companies investing in 
the county and are a unique selling point for the county, with over 41% of those commuting holding 
third-level or higher educational attainment. Furthermore, in locating such developments in very 
close proximity to a high quality public transport corridor, there will be options for inbound 
commuters to travel by train to work at Dunboyne North. Finally it is important to state Junction 5, 
similar to other Junctions along the Motorway network has the capacity to be upgraded as it 
responds to demand. These matters are confirmed in the Technical Note provided by Aecom 
Consulting Engineers, (please refer  to Appendix I) which is summarised as follows: 
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• ‘Significant evidence based work has been undertaken in the past to assess the transport 

impacts and requirements for the Dunboyne area with future development proposals in 
place. Ongoing work, commissioned by Meath County Council, will continue this process 
through the development of an up to date 2016 VISUM model to assess road based issues 
and interventions and through the use of the NTA’s ERM Model to assess and inform a public 
transport and sustainable travel strategy. 
 

• Previous transport assessments have concluded that a number of road infrastructure 
improvements are required to cater for future demand including upgrades to both the Clonee 
and Pace interchanges and various local schemes such as the Dunboyne Eastern Bypass. This 
process will be revisited as part of the ongoing task with Meath County Council to ensure the 
transport strategy remains valid and represents the optimum road network to cater for 
future travel demand and patterns. 
 

• In solely transport terms, the Dunboyne and Pace areas are well suited for future 
development through their location adjacent to the National Road and public transport 
networks and accessibility to strategic infrastructure such as Dublin Airport. 
 

• The M3 Parkway rail station is currently significantly under-utilised. Development adjacent to 
the station with attractive walking and cycling linkages would result in increased patronage 
at the station and improved PT mode share for the area. 
 

• A Sustainable Travel Access & Movement Strategy would be a valuable tool to ensure future 
development in the area takes cognisance of the overall strategy for the area in this regard 
ensuring attractive linkages for walking and cycling are provided within the site, to local 
destinations and to local public transport services. 
 

• The key existing issue is the performance of the Pace junction which is currently experiencing 
significant congestion in the peak traffic hours. Potential mitigation measures will be 
assessed as part of the ongoing task however it should be noted that a significant proportion 
of the congestion issues arise mainly due to toll avoidance as opposed to other local issues. 
The M3 mainline operates well below capacity both north and south of Pace in the present 
case.’  
 

Turning to the economic context for the proposed employment zonings, the report of PMCA 
(Please refer to Appendix H) states as follows:  

 
‘Dunboyne encapsulates all the challenges, but also the opportunities, relating to economic 
development in County Meath. It has very high outbound commuting (as referred to above), 
where those living in the town and its environs have taken advantage of its favourable 
location and multi-modal transport infrastructure to work in Dublin, whereas the opposite 
pattern of commuting (i.e. into Dunboyne) has not been apparent.’ 

 
The PMCA report goes on to state that:  
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‘The high leakage of economic activity from Meath in general, and from Dunboyne in 
particular, highlights the need to address the leakage because the area benefits from a wide 
range of comparative advantages (including favourable location, transport infrastructure, 
skills and talent, and strong existing businesses) that would enable more investment and 
more employment to be created within the County, contributing in turn to the sustainable 
development of the County. This is precisely the aim of Variation No. 3 – to realise the 
economic development potential of Dunboyne and the County as a whole.’ 

 
The PMCA report further states that:  
 

‘In addition to these are the talent pool (locally in Dunboyne as well as in Dublin Region – 
over 40% of those at work in Dunboyne settlement have third-level or higher educational 
attainment), the demographic structure of the population and the availability of housing 
locally – the National Competitiveness Council has recently highlighted the importance of 
affordable housing supply in the mix of activities that will make Ireland more attractive to 
inward investment.’ 

 
The PMCA report when commenting on the need for implementation of the Economic Strategy  
states that:  
 

‘The sustainability of the past model of development in County Meath has been called into 
question in funding submissions made by Meath County Council to the Department of the 
Environment, Community and Local Government as well as by the external consultants who 
put together the Economic Development Strategy for County Meath 2014-2022. The most 
recent submission – the Funding Submission by Meath County Council to the Department (17 
July 2015) – highlighted the fact that the Council has been faced with an exceptionally rapid 
rise in its population but without an appropriate increase in the level of resources required to 
service the population.’ 

 
PMCA in the concluding remarks of their report summarise the strengths of the site from an 
economic perspective as follows: 
 

• ‘Infrastructure – including rail and other public transport infrastructure to support economic 
and employment development.  

• Intellectual and policy machinery – in the forms of the Economic Development Strategy and 
the backing of the Meath Economic SPC and the Meath LCDC, and the Meath Economic 
Forum.  

• Strategic planning – with the identification of five key strategic sites within the County that 
will drive economic development throughout the County (Dunboyne being one of the 
identified sites).  

• Availability of serviced, zoned sites – including the lands under consideration.  
• Clear evidence of investor interest – through recent IDA Ireland jobs announcements and the 

prospect of a major new IDA investment by Aramark in the said lands.’  
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3.4.2 Regional Retail Development  

The Draft Direction states that,  

‘Retail development in Dunboyne is identified under the Retail Strategy for the Greater 
Dublin Area 2008-2016 as a Level 3 retail centre with the designation including a footnote 
that ‘Dunboyne will gradually develop over the next 20 years towards level 2 status’. On foot 
of this designation, the Dunboyne/Clonee/Pace LAP 2009 (Objective RET OBJ1) provided for 
the development of a new Level 2 retail centre at Pace. However, no development has 
occurred at this location since the designation and the subject lands remain undeveloped and 
Greenfield in nature. It is noted that the Retail Strategy for the GDA 2008-16 is to be 
reviewed by the Eastern and Midland Regional Assembly in the content of its preparation of 
a Regional Spatial and Economic Strategy (RSES)as the successor to the Regional Planning 
Guidelines for the Greater Dublin Area 2010-2022. This imminent strategy review will 
formally be adopted as policy for the region informing the development plan process for the 
county/city authorities in the region. The mechanism could potentially review the long term 
Level 2 retail designation at Dunboyne in light of its viability given its proximity to the 
established Level 2 Blanchardstown Centre in Fingal’  

It further states that, 

‘It would appear that the proposals in Variation No.3 for development at Pace are based on 
the regional retail designation that have now been inappropriately translated into separate 
isolated residential Objective A2 and employment Objective E1/E3’ 

The Chief Executive would reiterate the point that the current proposal for the lands are not ‘based 
on the regional retail designation’ as inferred in the Draft Direction; rather it is based on the content 
of the Economic Development Strategy wherein the lands are identified as one of the 5 Key Strategic 
Sites in the County and involves a consideration of the most appropriate uses for the lands in 
question. The success of the Council’s strategic approach to fostering economic development, based 
on the recommendations and outcomes of the Economic Development Strategy, and the 
attractiveness of the Dunboyne North as an employment development location can be evidenced 
through recent high profile announcements of significant employment development in the area.  
 
Shire, a large International company, announced earlier this year their intention to develop a 
manufacturing facility at Piercetown, in the immediate environs of Dunboyne North. The Shire 
facility will be active in bio-pharma manufacturing on a 120-acre site and will see 400 highly skilled 
jobs created in the area over the next four years, with an additional 700 jobs being created during 
the construction phase. The Shire announcement is the largest FDI jobs announcement by the IDA so 
far this year. Avoca has also announced plans to open its largest retail facility in Ireland at Dunboyne 
North. This will see the creation of 80 jobs. Furthermore, Aramark, which acquired Avoca in 2015, is 
planning to build a European operations centre, with an estimated 500+ jobs and are actively 
discussing a viable option on lands at the site next to the M3 Parkway Rail Station). These examples 
are a very clear demonstration of the attractiveness of the Dunboyne North area to major employers 
and is evidence that the Economic Development Strategy is already being successfully implemented.  
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The  Draft Direction envisages that the lands would revert to their current zoning and related 
objectives for a Level 2 Centre (retail, residential, commercial uses etc...), and employment uses 
although it does infer that these objectives could in turn be removed following the review of the 
current Regional Planning Guidelines. Some concern would exist that the Draft Direction pre-empts 
the review of the Retail Strategy particularly given that the preparation of the Regional Spatial and 
Economic Strategy is a function of the Eastern and Midland Regional Assembly and not of the 
Department. The effect of the reversion to a Level 2 Centre and the uncertainty of the designation of 
the lands upon review of the RSES, as suggested by the Minister, is of concern. Given the importance 
to the economic prosperity of County Meath of fostering economic growth in locations such as 
Dunboyne North, which are now demonstrating an ability to attract and deliver major employment 
development, the Council is concerned that the resulting uncertainty will have an adverse impact on 
future investment in the area. In preparing Variation No.3 to the County Development Plan, the 
Chief Executive and the Elected Members of Meath County Council were  satisfied that the plan and 
the variations thereto set out an appropriate overall strategy for the proper planning and 
sustainable development of the area. The changes proposed by the Minister in the Draft Direction 
i.e. the omission of a ‘Live/Work’ community in proximity to multi-modal transport networks and the 
return of the lands to the prior zoning for a Level 2 Centre as envisaged under Variation No.2 would 
not provide for an appropriate overall strategy for the development of the area.   
 
The Draft Direction further states that, 
 

‘The planning authority (per the Report of the Chief Executive on submissions to the Draft 
Variation, February 2016) concludes that the residential and employment zonings at Pace 
equates to the concept of a rail-based ‘live/work communities’ in the SDZ Planning Schemes 
for Clonburris, Adamstown and Cherrywood in Dublin in proposed residential development at 
Pace. However, the Department considers that these large scale developments of 8,000+ new 
homes contiguous to the built up area of Dublin City are considered to be fundamentally 
different to the small scale proposed residential zoning at Pace which is in excess of 1.5km 
distant from the established town of Dunboyne and adjoining to an interchange on the M3’. 

 
As per the Draft Direction the only difference between those settlements referenced and the subject 
lands relate to scale of development and a perceived distance from the ‘established town’. Section 
3.4.1 expresses the views of the Chief Executive in respect of the site location in Dunboyne. In terms 
of scale, the entire area of Dunboyne is planned to grow to a population of 25,000, and the overall 
lands around Dunboyne North/Pace will significantly contribute to this overall population in the 
fullness of time. These  may ultimately be of a scale comparable to the settlements referred to in the 
Draft Direction over a longer time period as envisaged in the RPGs. 
 
 The live/work modal envisaged for the subject lands is centred on a concept of ensuring that 
employment, residential, educational and recreational are grouped thereby enhancing the quality of 
life for all and minimising unsustainable commuting patterns. The Economic Development Strategy 
for County Meath identified a number of trends within the County which were impacting on the 
economic performance of the County which included a significant FDI deficit. In preparing Variation 
No.3 it was acknowledged that FDI investment is particularly sensitive to the availability of housing, 
proximity to high quality recreational and cultural assets and a high quality of life. Meath County 
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Council, in adopting a pro-active approach to plan led mixed use development, providing for 
employment, residential, educational and recreational uses in an access rich environment within the 
Metropolitan Area, has positioned itself favourably to redress the FDI deficit and continue to 
contribute to the economic recovery.  
 
 
 
Conclusion and Recommendation of the Chief Executive  

As has been demonstrated above Variation No. 3 to the Meath County Development Plan 2013-2019 
is of critical importance to realising the future sustainable planning and economic development of 
County Meath  and is in accordance with the proper planning and sustainable development of the 
County.  

The Variation is based on extensive and robust empirical evidence, as set out in detail in this report 
and as summarised below: 

• The Economic Development Strategy for County Meath seeks to enable spatial planning to 
operate as a key driver in the delivery of primary economic objectives in the most efficient 
and appropriate way.  The principle outcome of the process was to identify  key strategic 
sites in higher order settlements to attempt to redress the prevailing unsustainable 
commuting patterns, 80% in this area. Dunboyne is identified as one of the 5 key strategic 
sites and the development of the ‘live work’ community will play a significant part in the 
economic regeneration of the area. 
 

• Dunboyne is designated  in the Regional Planning Guidelines to grow to 25,000 persons 
(Census 2016 preliminary results circa 10,000 persons). In order to realise the potential of 
the area as a metropolitian growth centre for sustainable living and employment, it is 
essential that housing, community facilities and employment are located in close proximity 
to each other in a manner which maximises investments in public transport and creates 
opportunities for greener travel. A core concept underlying growth for this area is 
developing the area as a low carbon zone. 
 

• The consistent advice from the multi disciplinary consultancy team is that the ‘live work’ 
community model is compliant with the proper planning and sustainable development of 
the area and would enable maximum benefit to made from the substantial national  
investment in largely under utilised multi modal transport infrastructure in the area. The 
Consultancy team also confirmed that the ‘live work ‘ community development model is one 
which has been successfully applied elsewhere in the Metropolitian Area.  
 
 

• The ‘live work ‘ community will be master planned in a process that will be directly managed 
by professional planning staff. A key element of this supervised transparent process will be 
the requirement that employment development is front loaded and development can only 
proceed on that basis.  
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• The lands are located within the Metropolitian Area of the National Gateway.  The proposed 

‘live work community’ at Dunboyne North is fully compliant with all relevant National, 
Regional and Local Planning Policy. 
 
 

• This area is already a preferred location for new business including IDA supported FDI 
seeking to establish in the county. Recent job announcements have included Avoca (80 retail 
and hospitality employees), Shire (400 biotech employees) and Facebook (110 data centre 
employees),  which between them will support circa 2000 construction jobs. These new 
businesses compliment significant existing SME and indigenous development at Kilsaran, 
Bracetown Business Park, Hub Logistics and Dunboyne Business Park.  

 

 

I respectfully recommend that the Draft Direction should not proceed and that Variation No. 3 
should be confirmed.  

 

 

________________________ 

Jackie Maguire  

Chief Executive  

Meath County Council  

 

9th Day of August 2016 

 

  




























































































































































































































































































































































































































































































	The summary attached to the letter outlined that the Spatial Implementation Plan was to focus on recommendations in terms of urban centres and sites in addition to policy analysis and formation.  The latter was intended to convey best practise to inte...
	The principle outcome of the Spatial Implementation Plan was to recommend the development of five key strategic sites in higher order settlements to attempt to redress the prevailing unsustainable commuting patterns. This will enable County Meath to p...



