
Ballyroan –

Zoning Submission

Site Location: 

The proposed site 3.72 Acres (outlined 

red) sits on the Bog Road to the North 

East of the village. 

The Bog Road connects the R425 to the 

N77 Portlaoise to Abbeyleix Road. 

Under the current County Development 

Plan the site sits outside the identified 

Ballyroan Development Boundary. The 

site is within 360m of the main street of 

Ballyroan. The speed limit of 50km/h sits 

outside of the proposed site, 150m 

approximately to the north west. 
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Ballyroan –

Connected Site

Ballyroan is a small village offering 

services such as the local shop, post 

office, community centre, community 

field, public green and public houses 

along the main street fig.1.1 “A” – “B”. 

On the Spink Road, there is the Church, 

new Primary School and the Ballyroan

GAA grounds. Currently, there are 3 

housing estates with the Local Authority 

extending “Gleann na Glaise” at present. 

There is a creche to the immediate east 

of the site that would benefit from the 

addition of 18 plus new homes
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Ballyroan –

Connected Site

It is estimated that the average adult will 

walk approximately 3 miles in one hour 

(Average Walking Speed: Pace, and 

Comparisons by Age and Sex 

(healthline.com). Attached is Map 1.2 

showing a 1.66km radius through 

Ballyroan village whereby the average 

adult can walk within 22mins. This 

includes the Ballyroan GAA grounds. 

All facilities are within walking distance of 

the proposed site demonstrating that the 

proposal will consolidate the village core, 

its services and in turn reduce car 

dependency. 
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Ballyroan –

Connected Village

The current Covid environment has demonstrated the importance of local 

amenities. 

Ballyroan village, within 5km of the proposed site has its own Sli na Slainte 

(attached) walking route and the forestry to the North West of the village. 
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Ballyroan –

Local Services

The site is serviced with foul and 

mains water accessed directly from 

the Bog Road. 

P.16/516 confirms the presence of 

a watermain. 

Subject to confirmation from Irish 

Water, the mains water deficiency 

is assumed to be addressed over 

the preceding 14 years. 
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Key Considerations:

Local Village Plan:

The proposed site identifies itself as a key piece of 

land adjacent to the village core in the Local 

Authorities current County Development Plan. The 

site promotes and can easily fit in to the written 

objectives BR4, BR5 & BR8. 

As part of the new Ballyroan village plan, the site can 

easily contribute to the proposed objectives BR4, 

BR5 & BR6. Ballyroan has seen an increase of 23% in 

population growth in the village noted between the 

2011 & 2016 consensus. The proposed site if zoned 

Residential 1 can immediately cater for projected 

population growth in a more sustainable manner 

than previously permitted on the Bog Road. 

Conclusion:

Irelands commitment to carbon reduction needs to 

be one of the leading principles for any proposed 

zoning going forward. The site as presented can 

contribute with consolidating the village core, 

connecting to services already in-situ, adopting new 

construction methods and careful landscaping that 

will fit seamlessly into the Ballyroan community. Any 

proposal under Residential 1 will be consistent with 

the objectives of Section 2.10.5 Villages and Rural 

Areas. 
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Planning History:

P.07/2247 to construct 30 no. dwellings 

consisting of 14 no. 2-storey detached 

dwellings and 16 no. 2 storey semi-detached 

dwellings together with all associated site and 

landscaping works was refused permission on 

the site because of the deficiency in the water 

supply at the time and the proposed density of 

approx. 7.5 units per acre. 

P.06/423 to erect 21 no. dwelling houses 

comprising 10 no. detached 2-storey houses,8 

no. 3-bedroom semi-detached 2-storey houses 

and 3 no. terraced 3-bedroom 2-storey houses, 

entrances and all associated site works was 

refused permission because of the deficiency 

in the public water supply. 

It is assumed that the public water deficiency 

has since been corrected considering that the 

primary school and other housing 

developments were permitted within the 

village since the above two refusals. Based on 

a low-density approach, the site would offer 

the opportunity to provide an additional 15 -

20 houses approximately
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