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An Bord Pleanála 

 
 

PLANNING AND DEVELOPMENT ACTS 2000 TO 2016 
 
 

Roscommon County 
 
 

Planning Register Reference Number: 16/331 
 
 

An Bord Pleanála Reference Number:  PL 20.247448 
 
 
APPEAL by Ted and Brid O’Connell care of Vincent JP Farry and Company 
Limited of Suite 180, 28 South Frederick Street, Dublin against the decision 
made on the 27th day of September, 2016 by Roscommon County Council to 
refuse permission to the said Ted and Brid O’Connell for the proposed 
development. 
 
 
PROPOSED DEVELOPMENT:  Demolition of an existing barn, walls and 
outbuildings; relocation of existing car park; the construction of six number 
detached two-storey houses, consisting of three number four-bedroom houses 
and three number three-bedroom houses, each serviced by independent 
wastewater treatment systems comprising of septic tank and polishing filter to 
house numbers 1, 3 and 4; mechanical aeration system with polishing filter to 
house numbers 2, 5 and 6; new access road, green area and all associated 
site development works all at Brideswell Townland, Brideswell, County 
Roscommon. 
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DECISION 
 
GRANT permission for the above proposed development in accordance 
with the plans and particulars lodged with the said council, based on the 
reasons and considerations under and subject to the conditions set out 
below.  
 
 

MATTERS CONSIDERED 
 
In making its decision, the Board had regard to those matters to which, by 
virtue of the Planning and Development Acts and Regulations made 
thereunder, it was required to have regard. Such matters included any 
submissions and observations received by it in accordance with statutory 
provisions. 
 
 

REASONS AND CONSIDERATIONS 
 
In coming to its decision the Board had regard, inter alia, to: 
 
• the modest nature of the proposed development in an existing village 

setting; 
 

• the planning history of the site including the permission granted under 
PL 20.235893 for 12 houses and outline permission for eight additional 
residential units; 
 

• the abandonment of the plans to provide a sewage treatment plant in 
the village under the serviced land initiative; 
 

• the provisions of the Roscommon County Development Plan 2014-
2020 including the identification of Brideswell as a Tier 4 settlement;  
 

• the pattern of development in the area, 
 
• the submissions and documentation on file; and 

 
• the report of the planning Inspector. 
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Appropriate Assessment Screening 
 
The Board noted that the proposed development is not directly connected with 
or necessary to the management of a European Site. 

In completing the screening for Appropriate Assessment, the Board accepted 
and adopted the Inspector’s screening assessment and conclusion, as set out 
in the Inspector’s report, in respect of the identification of the European sites 
which could potentially be affected, and the identification and assessment of 
the potential likely significant effects of the proposed development, either 
individually or in combination with other plans or projects, on these European 
sites in view of the sites’ Conservation Objectives. The Board is satisfied that 
the development, either individually or in combination with other plans or 
projects, would not have been likely to have a significant effect on any 
European site, in view of the sites’ Conservation Objectives. 

 
 
Proper Planning and Sustainable Development Conclusion 
 
It is considered that, subject to compliance with the conditions set out below, 
the proposed development would provide a viable alternative to one-off 
development in the countryside, would help to sustain the vitality and vibrancy 
of the village settlement by lending support to the range of existing services, 
would improve the public open space and car parking provision with the 
village centre, would not be prejudicial to public health, would not seriously 
injure the visual or residential amenities of the area, would not seriously injure 
the character of the village and would not injure or interfere with any historic 
monument or the archaeological heritage of the area. The proposed 
development would, therefore, be in accordance with the proper planning and 
sustainable development of the area.  
 
 
 
 
 
In deciding not to accept the Inspector's recommendation to refuse 
permission, the Board considered that, having regard to the planning history 
of the site and the amended development plan policy provisions, the proposed 
development would help to sustain this rural village and provide an alternative 
to one-off housing development in the countryside. The Board concurred with 
the Inspector that the effluent treatment proposals were acceptable.  
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CONDITIONS 
 
1. The development shall be carried out and completed in accordance 

with the plans and particulars lodged with the application except as 
may otherwise be required in order to comply with the following 
conditions. Where such conditions require details to be agreed with the 
planning authority, the developer shall agree such details in writing with 
the planning authority prior to commencement of development and the 
development shall be carried out and completed in accordance with the 
agreed particulars.  

  
Reason: In the interest of clarity.  
 
 

2.  The external finishes shall be in accordance with drawings submitted to 
the planning authority save for the proposed ‘hallmark walling stone or 
similar approved’ which shall be replaced by nap plastered wall finish.  
 
Reason: In the interest of visual amenity and the character of the 
village.  
 

3.  The power lines traversing the site shall be undergrounded or relocated 
at the developer’s expense. 
 
Reason: In the interest of visual amenity.  

 
 
4. The internal road network serving the proposed development including 

turning bays, junctions, parking areas, footpaths and kerbs shall 
comply with the detailed standards of the planning authority for such 
road works.   

   
Reason:  In the interest of amenity and of traffic and pedestrian safety.  

 
 
5. Public lighting shall be provided in accordance with a scheme, which 

shall include lighting along pedestrian routes through open spaces 
details of which shall be submitted to, and agreed in writing with, the 
planning authority prior to commencement of development.  Such 
lighting shall be provided prior to the making available for occupation of 
any house.  

   
 Reason:  In the interest of amenity and public safety.  
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6. All service cables associated with the proposed development (such as 
electrical, telecommunications and communal television) shall be 
located underground.  Ducting shall be provided by the developer to 
facilitate the provision of broadband infrastructure within the proposed 
development.  All existing over ground cables shall be relocated 
underground as part of the site development works.  

       
Reason:  In the interest of visual and residential amenity.  

 
7. Proposals for an estate/street name, house numbering scheme and 

associated signage shall be submitted to, and agreed in writing with, 
the planning authority prior to commencement of development. 
Thereafter, all estate and street signs, and house numbers, shall be 
provided in accordance with the agreed scheme.  The proposed 
name(s) shall be based on local historical or topographical features, or 
other alternatives acceptable to the planning authority.  No 
advertisements/marketing signage relating to the name(s) of the 
development shall be erected until the developer has obtained the 
planning authority’s written agreement to the proposed name(s).      

   
Reason:  In the interest of urban legibility and to ensure the use of 
locally appropriate placenames for new residential areas. 

 
8. The areas of public open space shown on the lodged plans shall be 

reserved for such use and shall be soiled, seeded, and landscaped in 
accordance with the detailed requirements of the planning authority. 
This work shall be completed before any of the dwellings are made 
available for occupation and shall be maintained as public open space 
by the developer until taken in charge by the local authority. 

   
Reason:  In order to ensure the satisfactory development of the public 
open space areas, and their continued use for this purpose. 

 
9. The developer shall facilitate the preservation, recording and protection 

of archaeological materials or features that may exist within the site.  In 
this regard, the developer shall -  

   
(a)   notify the planning authority in writing at least four weeks prior to
 the commencement of any site operation (including hydrological
 and geotechnical investigations) relating to the proposed
 development, 

   
(b)  employ a suitably-qualified archaeologist who shall monitor all 

site investigations and other excavation works, and 
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(c)  provide arrangements, acceptable to the planning authority, for
 the recording and for the removal of any archaeological material
 which the authority considers appropriate to remove. 

   
In default of agreement on any of these requirements, the matter shall 
be referred to An Bord Pleanála for determination. 

   
Reason: In order to conserve the archaeological heritage of the site 
and to secure the preservation and protection of any remains that may 
exist within the site. 

  
 
10. Construction and demolition waste shall be managed in accordance 

with a construction waste and demolition management plan, which 
shall be submitted to, and agreed in writing with, the planning authority 
prior to commencement of development.  This plan shall be prepared in 
accordance with the “Best Practice Guidelines on the Preparation of 
Waste Management Plans for Construction and Demolition Projects”, 
published by the Department of the Environment, Heritage and Local 
Government in July 2006.  The plan shall include details of waste to be 
generated during site clearance and construction phases, and details of 
the methods and locations to be employed for the prevention, 
minimisation, recovery and disposal of this material in accordance with 
the provision of the Waste Management Plan for the Region in which 
the site is situated.      

   
Reason:  In the interest of sustainable waste management. 

  
 
11. Prior to commencement of development, the developer shall lodge with 

the planning authority a cash deposit, a bond of an insurance company, 
or other security to secure the provision and satisfactory completion 
and maintenance until taken in charge by the local authority of roads, 
footpaths, watermains, drains, public open space and other services 
required in connection with the development, coupled with an 
agreement empowering the local authority to apply such security or 
part thereof to the satisfactory completion or maintenance of any part of 
the development.  The form and amount of the security shall be as 
agreed between the planning authority and the developer or, in default 
of agreement, shall be referred to An Bord Pleanála for determination.  

   
Reason:  To ensure the satisfactory completion and maintenance of 
the development until taken in charge. 
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12. The developer shall pay to the planning authority a financial 
contribution in respect of public infrastructure and facilities benefiting 
development in the area of the planning authority that is provided or 
intended to be provided by or on behalf of the authority in accordance 
with the terms of the Development Contribution Scheme made under 
section 48 of the Planning and Development Act 2000, as amended. 
The contribution shall be paid prior to commencement of development 
or in such phased payments as the planning authority may facilitate 
and shall be subject to any applicable indexation provisions of the 
Scheme at the time of payment. Details of the application of the terms 
of the Scheme shall be agreed between the planning authority and the 
developer or, in default of such agreement, the matter shall be referred 
to An Bord Pleanála to determine the proper application of the terms of 
the Scheme.  

   
Reason:  It is a requirement of the Planning and Development Act 
2000, as amended, that a condition requiring a contribution in 
accordance with the Development Contribution Scheme made under 
section 48 of the Act be applied to the permission.  

 

 

 

 

 

 

 

 
 
Member of An Bord Pleanála 
duly authorised to authenticate 
the seal of the Board. 
 
 
Dated this            day of                     2017. 
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