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Chapter 1 Introduction 

Chapter 1 ï Introduction  

1.1  Background  

The County Development Plan is the principal land use planning strategy document for County 

Donegal and sets out a vision for the sustainable future development of the County together with 

objectives and policies designed to achieve this vision. The key roles of the Development Plan are 

summarised in Fig. 1.1 below.  

 

 

Figure 1.1 - Key roles of County Development Plan (reproduced from Development Plan Guidelines for Planning 
Authorities,2022) 

The Plan must incorporate a Housing Strategy and Retail Strategy, align with the Councilôs Local 

Economic and Community Plan (LECP), and have regard to and help shape the capital programmes 

of both the Council and Irish Water.   

This County Development Plan incorporates detailed plans for the towns of Buncrana, 

Ballybofey/Stranorlar and Bundoran (see Part B, Chapters 17, 18, 19, and 20). These Plans are 

consistent with the objectives of the County Development Plan but allow for more detailed 

consideration of local-level issues within the settlements concerned. 
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The Plan must demonstrate strong alignment with European policy and national and regional policy, 

most notably the National Planning Framework (NPF) and Ministerial Planning Guidelines issued 

under Section 28 of the Act, and the Northern and Western Regional Assemblyôs Regional Spatial 

and Economic Strategy (RSES). Where relevant, the Chapters of the Plan identify the most pertinent 

policies/requirements contained in these documents including: 

- at the national level, NPF National Planning Objectives (NPOôs) and óSpecific Planning Policy 

Requirementsô contained in Ministerial Section 28 Guidelines; and  

- at the Regional level, Regional Policy Objectives (RPOôs).  

 

Figure 1.2 ï Planning Policy Hierarchy and Key Inputs (reproduced from Development Plan Guidelines for 
Planning Authorities,2022) 

The statutory period of the Plan is a maximum of six years in accordance with Section 9 of the 

Planning and Development Act, 2000 (As Amended) [ôthe Actô]. For this reason, the Core Strategy 

identifies sufficient lands to accommodate projected housing need for the six -year horizon. 

However, Donegal County Council has longer-term strategic ambitions for the County beyond this 

statutory six-year period and the Plan therefore also supports these ambitions in broad terms 

without exceeding the aforementioned sta tutory parameters in terms of housing land supply and so 

on. 
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Chapter 2 ï Vision & Ambition   

2.1  Strategic Ambition  

The ambition of Donegal County Council is to grow the population of the County to upwards of 

200,000 people by 2040. This ambition is framed in the context of the recognition in the NPF and 

the RSES of the critical role the north-west of the island of Ireland has to play in achieving balanced 

regional growth. Two overarching strategies are identified as being key drivers of such growth.  

2.2   North -West City Region   

The North-West City Region is a cross-border partnership between local and central government in 

both Ireland and Northern Ireland realising the full development potential of the region and acting 

as a strong driver of economic growth reflective of the reg ional the priorities of the North West 

Strategic Growth Partnership. The North-West City Region identifies the following three regional 

pillars of growth that are reflected in the objectives and policies of the Plan:  

i. Economic Growth and Investment  

ii. Physical and Environmental Development 

iii. Social and Community Cohesion and Wellbeing. 

Donegal has a unique geopolitical position sharing 90% of its land border with Northern Ireland yet 

maintains strong and essential economic, workforce, infrastructural, health, educational, community 

and environmental cross border linkages.  

The shared region has Letterkenny, Derry and Strabane at its core supported by several smaller 

towns and villages.  The wider functional region has the 4th highest population concentration of 

350,000 and 193,106 of these within Letterkenny, Derry and Strabane. There are over 35,000 in 

higher education, and 39% of the work force have a level 3 or above qualification rising to 43% 

when those with apprenticeships are included. 

The importance and primacy of the strategic growth of the North -west City Region is reflected in the 

following Policy Objectives of both the National Planning Framework and the Regional Economic and 

Spatial Strategy for the Northern Western Border Region. 
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Despite the economic challenges posed by Brexit, the EU-UK Withdrawal Agreement and associated 

Northern Ireland Protocol (and related Windsor Framework political agreement) have allowed a 

softer trade border with NI than might have otherwise occurred and, combined with support from 

the Brexit Adjustment Reserve Fund, will facilitate further enhancement of the existing strong cross 

border economic linkages in the North West City Region.   
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2.3   Atlantic Economic Corridor  

The NPF describes the Atlantic Economic Corridor (AEC) concept as: óa term applied to a linear 

network along the Western seaboard, stretching from Kerry to Donegal, which has the potential to 

act as a key enabler for the regional growth objectives of the National Planning Frame work. The 

corridor straddles parts of both the Northern and Western Region and the Southern Regions, with 

the potential to further extend its scope by building on the cross -Border relationship between 

Letterkenny and Northern Ireland, and into Cork City an d County to the south.ô   

 

Figure 2.1 ς Atlantic Economic Corridor (reproduced from NWRA RSES) 
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The NPF goes on to note that: ' é the overarching objective of the AEC initiative is to maximise the 

infrastructure, talent and enterprise assets along the western seaboard and to combine the 

economic hubs, clusters and catchments of the area to attract investment, improve competitiveness,  

support job creation and contribute to an improved quality of life for the people who live there. The 

lack of high-quality connectivity between the regions within the AEC has been a major impediment 

to its development as a counter-balance to Dublin and the East coast. The improvement of regional 

connectivity along the Western seaboard, linking together the major urban areas to allow the AEC 

achieve its potential, is a major priority.ô 

Donegal County Council will continue to campaign for the realisation of the potential of the region, 

and its ambitions for the County, through its participation in the North West Strategic Growth 

Partnership, the Shared Island initiative and other relevant forums. This is reflected in the óKey 

Strategic Objectiveô below.  

2.4  Key Strategic Objectives of the County Development Plan  

S-O-1 To plan for population growth to 183,500 people by 2031 in line with the NPF, 

and to seek to realise a further population uplift of upwards of 200,000 people 

by 2040.  

S-O-2 To assert County Donegal as having a key role within the area of the Northern 

and Western Regional Assembly, including realising the potential of the North-

West City Region and the Atlantic Economic Corridor.  

S-O-3 To support growth of the County through  an óAll of County Strategyô in order to 

ensure effective development and to harness particular strengths and 

opportunities that exist within the different areas of the County.  

S-O-4 To support the development and implementation of a sustainable economic 

model for County Donegal embracing growth in areas such as innovation, 

research and development, rural diversification, tourism initiatives, energy 

advances and the promotion of sustainable start up enterprises as an integral 

component of accelerating  socio-economic growth throughout the County and 

in a Regional, Cross Border and National context. 

S-O-5 To prioritise regeneration and renewal of the Countyôs towns, villages and rural 

areas in order to support vibrant and strengthened communities and drive rs of 

economic growth.   

S-O-6 To protect, enhance and appropriately harness the unique quality and diversity 

of the environment in the County, through a wide range of measures, supported 

by proper planning and sustainable development. 

S-O-7 To progress and ultimately carry out/implement the TEN -T Priority Route 

Improvement Project, Donegal (TEN-T PRIPD) as one of critical strategic 

importance to Donegal subject to the granting of the required statutory 

approvals for same and the terms and conditions of any such approvals (if 

granted).    
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Chapter 3 ï Core Strategy  

3.1  Background and Legislative Context  

The Core Strategy gives spatial expression to the housing, population and employment parameters of 

the Development Plan and identifies a settlement hierarchy for the purposes of distributing the 

quantum of the land requirements for these uses across the County.  

Consistency between the core strategy and regional and national policy is mandatory and in this 

regard Section 10(1A) of the Planning Act 2000 (as amended) [óthe Actô] requires that the 

Development Plan includes a core strategy which: ñshows that the development objectives in the 

development plan are consistent, as far as practicable, with national and regional development 

objectives set out in the National Planning Framework and the Regional Spatial and Economic 

Strategy and with specific planning policy requirements specified in guidelines under subsection (1) of 

section 28ò. 

The required elements of a Development Plan core strategy are specified in Section 10(2A) of the Act, 

thus a core strategy must: -  

a)  Demonstrate the consistency of the housing strategy and the development plan with national 

and regional spatial strategy and policy;  

b)  Take account of national and regional housing and population targets;  

c)  Provide details of areas already zoned for residential use or mixed-use that includes residential 

development, in hectares and housing unit numbers;  

d)  Provide details of areas proposed to be zoned for residential use or mixed-use that includes 

residential development, in hectares, together with details of how such proposals accord with 

national policy for phased development;  

e)  Demonstrate that in setting out retail objectives, the planning authority has had regard to any 

statutory guidelines under section 28 that relate to retail development; and  

f)  Set out a settlement hierarchy that includes details of projected population growth o f all urban 

and rural settlements and rural areas together with details of road and rail infrastructure.  

In addition to the foregoing, Section 10(2B) of the Act requires that certain roads infrastructure and   

rural areas in respect of which planning guidelines relating to sustainable rural housing issued by the 

Minister under section 28 apply, be represented in the core strategy by a diagrammatic map  (see 

map 3.3 below).  

3.2  Policy Context   

3.2.1 Project Ireland 2040: National Planning Framework (NPF) 

Letterkenny is placed at the top of the settlement hierarchy having regard to:  

- the identification in the NPF of Letterkenny as a Regional Centre in the northwest and its 

function as a key element of the óNorth-West City Regionô in conjunction with Derry City and 

Strabane; 

- its critical mass relative to other settlements in the County.     
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3.2.2 Regional Spatial and Economic Strategy (RSES) 2020-2032 

In line with the NPF, the RSES places considerable emphasis on the collaborative structures that have 

been put in place through the óNorth-West Strategic Growth Partnershipô arrangements between 

Donegal and Derry City and Strabane District Councils and advocates for the development of the 

North-West Metropolitan City Region (Letterkenny/Derry/Strabane) as a key enabler of regional 

growth and prosperity. As part of the development of the City Region, the RSES contains a Regional 

Growth Centre Strategic Plan (RGCSP) for Letterkenny but also notes that other significant 

settlements within Donegal are located within the metropolitan area (see map 3.2 below which shows 

details of settlements within  the metropolitan city region). In addition to the larger or more 

strategically located settlements, the RSES also makes it clear (RPO 3.131) that the role of smaller 

and medium-sized towns must be supported, given their important role in employment and s ervice 

provision.  

 

Map 3. 1 - North West Metropolitan City Region (Source: RSES 2020-2032) 

Having regard to the provisions of both the NPF and RSES, the Core Strategy of this Plan strives to 

deliver appropriate levels of growth throughout the settlement structure of County Donegal, on a 

proportionate basis and having regard to the particular cha racteristics and functions of settlements. 

The growth targets across the County, informed by (inter alia) the transitional population projections 

for Donegal as set out in the NPF and the ESRI NPF scenario projected new household demand, are 

set out hereunder in Table 3.5 ï Core Strategy Table.  

As an accompaniment to the numerical targets for zoning and population growth set out in the Core 

Strategy table, the settlement hierarchy set out in Fig 3.1 (and described further in Section 3.3 

 
1 RPO 3.13 ς άTo support the role of smaller and medium-sized towns, which demonstrate an important role in 
terms of service provision and employment for their catchments within the economic function of the county. 
Such settlements will be identified through the Development Plan process as part of the Settlement Hierarchy 
and the Core Strategy.έ 
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below) effectively sets out the strategy for growth in Donegal, providing placed -based information 

and reasoning to inform the Core Strategy projections.  

 

 

Map 3.2 - Core Strategy Diagrammatic Map 

3.3  Settlement Hierarchy  

Section 4.3 of the NPF acknowledges the unique and complex nature of Irelandôs urban structure and 

states that in order to  achieve more balanced and sustainable development, some settlements will 

need to attract increased population (such as towns that ar e strong employment and service centres), 

whereas others will need more jobs, amenities or better transport links (in effect, a need to reverse 

the stagnation or decline of many smaller urban centres). The settlement hierarchy below approaches 

the development of Donegalôs urban structure in this manner; recognising that there are clearly 

defined economic drivers and service centres in the County, but there are also smaller settlements 

with clearly identifiable strengths and functions that should be built up on over the lifetime of this Plan 

(e.g. Gaeltacht settlements, settlements with particular opportunities arising on foot of their location 

proximate to the border with Northern Ireland, settlements located along the Wild Atlantic Way 

tourist route and settlements that are ósatellitesô of larger towns). Furthermore, there is a 

considerable number of smaller settlements where the focus must be on regeneration rather than 

seeking to significantly increase population levels. The settlement strategy therefore seeks to 

approach the urban structure in a balanced and proportionate manner, and the Core Strategy table 

reflects this.  
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Figure 3.1 - Settlement Hierarchy 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3.2 ï Distribution of Projected Population Growth 

3.3.1 Letterkenny Regional Growth Centre 

Letterkenny is the economic engine of County Donegal and is designated in the National Planning 

Framework (NPF) as a Regional Centre. Furthermore, Letterkenny is a key component of the óNorth 

West City Regionô (along with Derry City and Strabane in Northern Ireland), the fourth largest urban 

agglomeration on the island of Ireland, and is thus critical in terms of achieving balanced regional 

development as envisaged in the NPF. This Core Strategy recognises this opportunity and places 

Letterkenny at the top of the settlement hierarchy, thereby seeking to consolidate the Regional 
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Centre and to continue building the critical mass needed to support additional employment, housing  

and service opportunities. The allocation of 30% of targeted growth to the Regional Centre also has 

regard to the existing level of population within the town, to employment opportunities therein, and 

to the extent of available social and community infras tructure, inclusive of schools/third level 

institutions and the University Hospital.  

3.3.2 County Growth Drivers  

Donegal is a geographically extensive and predominantly rural County. Whilst Letterkenny is 

acknowledged as the main centre of employment, th e smaller settlements throughout the County 

play a crucial and oftentimes specialised role. This Core Strategy recognises those important roles and 

identifies five towns that are key to driving growth in their respective localities and indeed beyond, 

and having regard also to their servicing capacities. The Strategy allocates over one quarter of the 

total projected growth to these settlements. The rationale for doing so is set out below.  

Name of Settlement and Proposed Housing 
Allocation  

Rationale underpinning proposed Housing 
Allocation  

Buncrana (566 units) ¶ Second largest settlement in County 

¶ Proximity to Derry and Strategic Position as part 
of North West City Region 

Ballybofey-Stranorlar (566 units) ¶ Third largest settlement  

¶ Set to benefit from enhanced connectivity (TEN-
T) and environmental improvements (SEED 
project) 

¶ Potential for development locally and for town 
to act as a base for those working in other 
nearby settlements  

Donegal Town (566 units) ¶ Significant development and investment in 
recent times ς need to build upon this success. 

¶ Key service and tourism destination  

Killybegs (151 units) ¶ Primary fishing port in the State 

¶ Key role to play in the offshore renewable 
energy sector and marine resource innovation 
generally.  

¶ Considerable potential as a base for tourism 

An Clochán Liath (151 units) ¶ Significant service town, serving wide hinterland. 

¶ Gaeltacht service town 

¶ Potential to build on existing investment in the 
town and further develop the employment base  

 

3.3.3 Service Towns   

The service towns of Lifford, Carndonagh, Ballyshannon, Bundoran, Raphoe, Bunbeg -

Derrybeg, and Milford all provide important local retail and employment functions. This Core 

Strategy recognises these important roles and, having regard also to their servicing capacities, 

allocates 11% of the total projected growth to these settlements. The rationale for doin g so is set out 

below.  
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Name of Settlement and Proposed Housing 
Allocation  

Rationale underpinning proposed Housing 
Allocation  

Lifford (120 units) ¶ All these settlements provide important 
local retail, service and employment 
functions 
 

¶ Specialised roles exist within a number 
of settlements; e.g.  
 

- Tourism in Bundoran, Carndonagh 
- Potential to examine cross-border 

opportunities in Lifford 
- Focus on business development in 

Bunbeg-Derrybeg 
- Heritage and tourism potential of 

Ballyshannon and Raphoe 
- Local service function of Milford; 

Council offices, retail etc.  
 

Carndonagh (120 units) 

Ballyshannon (120 units) 

Bundoran (120 units) 

Raphoe (120 units) 

Bunbeg-Derrybeg (120 units) 

Milford (120 units) 

 
3.3.4 Rural Settlements and Open Countryside 

Donegal is a predominantly rural county and this Plan recognises that there will be a need to 

accommodate genuine rural housing need whilst having regard to environmental, landscape and 

technical constraints and also to the viability of our smaller towns and villages. The Core 

Strategy/Settlement Strategy therefore allocates an appropriate housing target to the smaller rural 

settlements and open countryside to ensure that rural communities are supported and maintained.  

3.4  Housing Need Demand Assessment and the Housing Strategy  

National Policy Objective 37 of the NPF requires that a Housing Need Demand Assessment (HNDA) be 

undertaken for each Local Authority Area, in order to correlate and accurately align future housing 

requirements. The HNDA is aimed primarily at informing housing policies, housing strategies and 

associated land use zoning policies, as well as assisting in determining where new policy areas or 

investment programmes are to be developed.  

Government guidance issued in respect of Core Strategies2 notes that the Councilôs Housing Strategy 

will remain the vehicle to address overall housing needs within the County; however, the Housing 

Strategy must be informed by the Core Strategy in terms of overall population and housing land 

requirements. The Core Strategy presented herein therefore outlines housing delivery targets needed 

to meet demand over the lifetime of the Development Plan, whilst the detail of the Housing Strategy 

and HNDA are presented in Chapter 6.1.   

 
2 ΨDǳƛŘŀƴŎŜ bƻǘŜ ƻƴ /ƻǊŜ {ǘǊŀǘŜƎƛŜǎΩΣ 5ŜǇǘΦ ƻŦ 9ƴǾƛǊƻƴƳŜƴǘΣ IŜǊƛǘŀƎŜ ŀƴŘ [ƻŎŀƭ DƻǾŜǊƴƳŜƴǘ όнлмлύ 



 

Draft County Donegal Development Plan 2024-2030 18 
 

Chapter 3 Core Strategy  

 

3.5  Population Trends  
Census 2016 recorded a population of 159,192 in County Donegal. The preliminary results of the 

2022 census indicate that the population of the County has increased by 4.5% (7,129 persons), 

giving a total population of 166,321. This sees a welcome reversal from the population dec line 

recorded in 2016 (see table 3.1 below) and puts the County back on a growth trajectory, albeit at a 

rate approximately half that seen between 2006 and 2011.  

Table 3.1 ï Population Change in County Donegal between 2006 and 2022 

 Year  2006  2011  2016  2022 3 

Population  147,264 161,137 159,192 166,321 

Actual Change  - 13,873 -1,945 7,129 

% Change  - 9.4% -1.2% 4.5% 

 
3.6  Population Projections and Housing Supply Target Methodology 

Guidelines for Planning Authorities  

Population projections are a key input into the Development Plan process and provide the strategic 

context for plan preparation. The National Planning Framework (NPF) and associated óImplementation 

Roadmapô4 (refer Table 3.2 below) provide projected population targets for County Donegal and in 

turn these figures inform the population projections in the Regional Spatial and Economic Strategy. 

Whilst these projections are useful for medium to longer term planning purposes, th ey are not 

deemed particularly appropriate for shorter -term Development Plan cycles of 6 years. To address 

these shorter-term requirements, statutory guidelines for incorporating housing supply targets into 

Development Plans (entitled the óHousing Supply Target Methodology for Development Planningô 

Guidelines for Planning Authorities) were issued by the Department of Housing, Local Government 

 
3 Based on preliminary census data for 2022  
4 Implementation Roadmap for the National Planning Framework, DHLGH, July 2018 
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and Heritage in 2020 and these guidelines have been used to inform the housing supply targets for 

the County over the lifetime of this Development Plan, which are set out in Table  3.3 below. 

Table 3.2-Transitional County Population Projections to 2031 (Source: Implementation Roadmap for the National 
Planning Framework) 

 

Table 3.3 ï Housing Supply Targets for CDP 2024-2030 

Donegal County Council  Annual Average 

Households  

Total Households  

A  ESRI NPF scenario 

projected new household 

demand 2017 to Q4 2030 

841 10,929 

B Actual new housing supply 

2017 to Q4 2023 
(estimated future delivery 

for Q3 and Q4,2022 and 

for all of 2023 based on 

historical trends) 

472 (3302/7, to cover the 

seven-year period from 2017 

to the end of 2023)  

3,302 

C Homeless households 
(latest data), and unmet 

demand as at most recent 

Census 

N/A 51 

D Plan Housing Target  = 

Total (A-B+C) (Projected 

ESRI NPF demand ï new 
completions) + Unmet 

demand 

1280  (7678/6, to cover plan 

period commencing Jan 2024 

to end 2029)  

7678  

 
The housing supply target set out in Table 3.3 above indicates that there is a need to deliver a 

minimum of 1280 new units per annum in County Donegal to meet demand. This will require a 

significant increase in housing output over and above that delivered in recent years (see Table 3.4 

below) and this Development Plan has therefore been drafted to ensure that optimal conditions ex ist 

for sustainable housing delivery in the County going forward.  

Table 3.4 - New Dwelling Completions 2016-2021 (source: CSO) 

New 

Dwelling 
Completions 

in Donegal, 
2016 -2021  

2016  2017  2018  2019  2020  2021  

289 363 433 432 580 479 
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Table 3.5 - Core Strategy Table 

Population and Housing  Land Zoning Required  
Settlement 
Type / 
Layer in 
Settlement 
Structure  

Settlement 
Name  

Census 
2016 
Population  

Census 
2016 
(%)  

Housing 
Target 
(Units)  

Population 
Target 
2030  

Housing 
Target 
(%)  

Existing  
Zoning  
(Ha)  

Remaining  
capacity of 
existing 
zoning (Ha)  

Zoned land 
Required 
(ha)  

Target 
Residential 
Density 
(units per 
Ha)  

Infill 
Lands  
provided 
for 5 (ha)  

Remainin g 
non - infill  
lands (ha)  

Shortfall/ 
Excess of 
Zoned 
Land  

Regional Growth driver (30%) ~2303 units   

 Letterkenny  19274 12 2303 25434 30 706 62 57 35 62.517 24.57 + 30 

County Growth Drivers/Self -Sustaining Growth Town: (~26%) ~2000 units  

 Buncrana 6785 4.3 566 8342 7.3 65 53 16.2 35 46.838 1.17 + 31.8 

 Ballybofey-
Stranorlar 

4852 3 566 6409 7.3 47.369 47.36 16.2 35 49.5610 2.63 + 35.99 

 Donegal 
Town 

2618 1.6 566 4175 7.3 24.96 16 16.2 35 11 

 Killybegs  1236 0.8 151 1651 2 12.98 12.98 4.3 35 11 

 An Clochan 

Liath 
(Dungloe) 

1164 0.7 151 1579 2 15.41 14.45 4.3 35 11 

 Totals for 
County 
Growth 
Drivers   

16,655  10.4  2000  22156  25.9  235.71   114.2  -     

Service Towns: (~11%) ~845 units  

 Lifford12  1626 1 121 1959 1.57 0 N/A 3.5 35 N/A N/A -3.5 

 Carndonagh  2471 1.6 121 2804 1.57 24.81 22.82 3.5 35 11 

 Ballyshannon 2299 1.4 121 2632 1.57 22.78 22.62 3.5 35 11 

 
5 A minimum 40% infill lands (i.e. within CSO boundary) are required in Letterkenny in accordance with provisions of the RSES 
6 As per CDP 2018-2024 
7 As per emerging draft Letterkenny LAP and Local Transport Plan 2023-2029  
8 As per emerging draft Buncrana Plan and based on first phase residential sites and opportunity sites 
9 As per Seven Strategic Towns LAP 2018-2024 
10 As per emerging draft Ballybofey/Stranorlar Plan and based on first phase residential sites and opportunity sites  
11 To be determined through review of SSTLAP 2018-2024 
12 Given their limited scale and character, these settlements do not contain residential zonings. Rather, the frameworks contain limited opportunities for development that will be managed 
in accordance with the principles of compact and sequential growth.  
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 Bundoran 1963 1.2 121 2296 1.57 22.9313 22.93 3.5 35 5.214 0 +1 .7 

 Raphoe12 1089 0.7 120 1419 1.57 0 N/A 3.5 35 N/A N/A -3.5 

 Bunbeg-
Derrybeg 12 

1491 0.9 120 1821 1.57 0 N/A 3.5 35 N/A N/A -3.5 

 Milford 12 1037 0.7 121 1370 1.57 0 N/A 3.5 35 N/A N/A -3.5 

 Totals for 
Service 
Towns  

11976  7.5  845  14301  10.99  70.52  68.37  24.5  -    

Rural Areas (Settlements): (~8%) ~610 units  

Open Countryside: (25%) ~1920 units  

 

 

 
13 As per CDP 2018-2024 
14 As per emerging draft Bundoran Plan and based on first phase residential sites 
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3.7  Retail Objectives  

wŜŦŜǊ /ƘŀǇǘŜǊ тΣ Ψ9ŎƻƴƻƳƛŎ 5ŜǾŜƭƻǇƳŜƴǘΩΦ  

Objectives  

CS-O-1 To support the growth of Letterkenny and its metropolitan area as the key driver 

of population and economic growth in the County.  

CS-O-2 To support the growth of a network of óCounty Growth Drivers and óService 

Townsô as key locations of population growth (providing for an additional 

approximate 5500 persons by 2030. 

CS-O-3 To support vibrant óRural Settlementsô and óOpen Countrysideô by providing for 

an additional population of approximately 7000  persons by 2030. 

CS-O-4 To seek alignment of investment in infrastructure with the priorities for growth 

established in the settlement structure unless, in specific instances, 

environmental constraints prevent such investment, environmental issues 

demand investment elsewhere or innovative opportunities arise for strategic 

investment of regional significance at alternative locations.  

CS-O-5 To pursue opportunities for further in vestment in essential infrastructure.  

CS-O-6 To coordinate and promote the delivery of key roads and access infrastructure 

(including the A5 Western Transport Corridor and A6 road projects, the TEN-T 

Priority Route Improvement Project, Donegal and improvements to the TEN-T 

network generally and the Bridgend Bypass Project) with the other relevant 

authorities including partners in the North West Strategic Growth Partnership 

and within the Northern and Western Regional Assembly so as to result in 

effective strategic connections to and throughout the County.  

CS-O-7 To support economic growth throughout the County through:  

a. The establishment of Letterkenny as a centre for economic growth across 

the sectors, in particular through  the promotion of the existing business 
park, consolidation of the town centre including the prioritising of 

improvements to public realm, the delivery of key road and access 

infrastructure, through a proactive approach to enable the delivery of key 
regeneration sites.  

 

b. To continue to support óCounty Growth Drivers and óService Townsô as critical 

drivers of growth outside of Letterkenny.  
 

c. To continue to support the regeneration, renewal and development of the 

Countyôs towns and villages over the life of the Plan. 
 

d. To continue to identify and harness opportunities arising as a consequence 
of the impact of Brexit for new economic investment particularly within the 

border region. 
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Policies  

CS-P-1 That within the boundaries of settlements identified Settlement Framework 

boundaries, applications for development will be assessed in the light of all 

relevant material planning considerations including any identified land use 

zonings, availability of infrastructure, relevant policies of the Deve lopment 

Plan/Local Area Plan as applicable, other regional and national guidance/policy 

and relevant environmental designations 

CS-P-2 To guide development of towns in a sequential manner, outwards from the core 

area in order to maximise the utility of existing and future infrastructure 

provision, promote the achievement of sustainability, avoid óleap- froggingô to 

more edge-of-centre and edge-of-town areas and to make better use of under -

utilised land. This policy shall not apply to small-scale business enterprises 

(excluding retail development) of circa 1 to 5 employees.  

CS-P-3 To support and facilitate the provision of:  

a. additional wastewater treatment capacity and water supply upgrades  
b. public realm improvements,  

c. new/enhanced civic, cultural, green, amenity, and recreational infrastructure,  
d. initiatives to tackle vacancy and dereliction 

e. active and sustainable transport infrastructure and visitor facilities in our 

coastal/Wild Atlantic Way settlements.   
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Chapter 4 ï Climate Change  

4.1 Introduction  

Climate change refers to the change in climate patterns that can be attributed largely to the increased 

levels of atmospheric carbon dioxide (CO2). The causes of such increases have been well 

documented at international and national level and are generally  attributed to the use of fossil fuels. 

The effects of climate change have been witnessed locally with several extreme events in recent 

years. Notable examples include: the Letterkenny University Hospital flood (2013); and the Inishowen 

Peninsula Floods (2017). The climate projections for the next century indicate that observed climate 

trends will continue and intensify over the coming decades.  

For Ireland, the key long term climate change trends are:  

¶ Temperatures are increasing and are expected to continue to increase everywhere and across 
all seasons; 

¶ When compared with temperature, projections of precipitation are less certain.  However, 

significant reductions in levels of average precipitation are expected in Summer and Autumn 

while projections indicate the increased occurance of extreme precipitation events, 
particularly during winter; and  

¶ Sea levels will continue to increase by up to 0.81m by 2100. 

Ireland can also expect to see: 

¶ Increases in the frequency and intensity of summer heatwaves, extr eme temperatures and 
drought;  

¶ Reductions in the frequency of frost and snowfall;  

¶ An increase in the duration of the growing season (phenological cycle). 

4.2 Legal and Policy Context  

Ireland has international, European and national commitments to put in place a decarbonisation 

pathway to 2030 consistent with the adoption of a net zero carbon emissions target at EU level by 

2050.  This multi -faceted policy framework is set out in tables 4.1 to 4.4 inclusive at the end of this 

Chapter. Section 10(2)(n) of the Planning and Developent Act 2000 (As Amended) [óthe Actô] 

mandates all planning authorities to include an objective in development plans for the promotion of 

sustainable transportation strategies in urban and rural areas. The Development Plan has an 

important role to play in the achievement of the national and international objectives. It can do so by 

both supporting development that helps to mitigate climate change (eg. renewable ene rgy) and 

ensuring that development adapts to the effects of climate change (eg. ensuring that vulnerable 

developments are not allowed to proceed in flood risk areas).  

Mitigatory measures in this Plan include:  
Å Allocating 64% of the Core Strategy projected growth to built -up areas comprised of Letterkenny 

(30%), 5 County Growth Drivers ( 26%) and Rural Settlements ( 8%);  
Å Prioritising compact growth in the preparation of town plans and general policy;  

¶ Identifying active travel requirements in the p reparation of town plan development zoning  and in 

general policy; 

¶ Supporting sustainable transportation eg. in policy support for EV charging points and town centre 
parking policy;  

¶ Facilitating renewable energy; 

¶ Promoting regeneration of towns and villages and the reuse of vacant and derelict buildings;  
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¶ The integration of sustainable water management solutions such as Water Sensitive Urban Design 

and Nature Based Solutions into developments (e.g. green roofs, porous pavements/green surfaces, 
rainwater harvesting, planted areas, rain gardens, swales, filter strips, detention basins/ponds, 

constructed wetlands); and  

Å Promoting mainstreaming of climate change in decision making. 

Adaptation measures in this Plan include the following:  

Å Flood risk management 
Å Promotion of nature-based systems for water management services 

Å Enhancement and protection of green infrastructure and biodiversity  

As well as the above-noted policy measures contained in the rest of this Plan, the following general 

objectives are included to underline the Authorityôs broad approach to this issue.   

 
4.3 Objectives  

 

CA-O-1  To promote sustainable settlement and transportation strategies in urban and rural 

areas including the promotion of measures toð 
 

a. reduce energy demand in response to the likelihood of increases in energy and 
other costs due to long-term decline in non-renewable resources, 

 

b. reduce anthropogenic greenhouse gas emissions; and  
 

c. address the necessity of adaptation to climate change, taking account of 

Donegal County Councilôs Climate Action Plan (within the meaning of section 
14B of the Climate Action and Low Carbon Development Act 2015). 

 

in particular, having regard to location, layout and design of new development.  

CA-O-2:  
To support and implement: the UN Sustainable Development Goals (SDGs); the 

relevant National Planning Framework climate change National Policy Objectives 

(NPOs); the national climate change objectives contained in the Climate Action Plan 

2023;  and the Overarching Environmental Regional Policy Objectives and relevant 

Regional Policy Objectives of the Regional Spatial and Economic Strategy; and the 

actions contained within Donegal County Councilôs Climate Adaptation Strategy 

2019-2024 (or any updates of any of the fo regoing).  

Achieving a Sustainable is a  

Table 4.1 : International and European Climate Change Policies and Agreements  

International and European Climate Change Policies and Agreements 
 

United Nations Framework Convention on Climate Change (UNFCCC)(1992)  
The frameworkôs objective is óto stabilise greenhouse gas concentrations in the atmosphere at a 

level that would prevent dangerous anthropogenic interference with the climate systemô 

Kyoto Protocol 1997  
The Protocol is based on the principle of common responsibilities: it acknowledges that individual 

countries have different capacities in combating climate change owing to varying levels of 
economic development 

EU Adaptation Strategy  
The strategy aimed to make Europe more climate resilient. By taking a coherent approach and 

providing for improved coordination, it aimed to enhance the preparedness and capacity of all 

governance levels to respond to the impacts of climate change. The strategy has been a reference 
point to prepare Europe for the climate impacts to come, at all levels  
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Paris Agreement  
The Paris Agreement entered its implementation phase in 2020, and in doing so replaced the 1997 

Kyoto Protocol as the framework for achievement of the objective of the UNFCCC. The Paris 
Agreement established goals relating to temperature, climate resilience and financial flows. 

Specifically. 

United Nations Sustainable Development Goals (SDGs) 2015  
The 17 SDGs, adopted by all United Nations member states, at the heart of the 2030 Agenda for 

Sustainable Development, address the environmental, economic, and social challenges that all 
countries need to tackle by 2030 to achieve inclusive, people-centred, and sustainable 

development with no one lef t behind. They recognize that ending poverty and other deprivations 
must go hand-in-hand with strategies that improve health and education, reduce inequality, and 

spur economic growth ï all while tackling climate change and working to preserve our oceans and 

forests. SDG 13 refers to the need to take urgent action to combat climate change and its impacts  
EU Climate and Energy Framework 2021 to 2030  

This includes three components to enable progress on the mitigation of emissions: the EU 
Emissions Trading System, the Effort Sharing Regulation and the Land use, land use change and 

forestry regulation. Each component covers specific activities leading to GHG emissions and 

removals. These three pieces of climate legislation are to be updated with a view to impl ementing 
the net greenhouse gas emissions reduction target set out in the óEU Green dealô. 

EU Green Deal (2020)  
The European Green Deal is a set of policy initiatives by the European Commission with the 

overarching aim of making Europe climate neutral in 2050. First climate action initiatives under the 
Green Deal include: 

¶ A proposal to introduce European Climate Law to enshrine the 2050 climate-neutrality 

objective into EU law. 

¶ European Climate Pact to engage citizens and all parts of society in climate action. 

¶ 2030 Climate Target Plan to further reduce net greenhouse gas emissions by at least 50% 

and towards 55% by 2030 (as opposed to 60% by 2050 under the Paris agreement)  
 

REPowerEU Plan (2022)  
Proposed by the EU to increase the resilience of the EU-wide energy system. REPower EU is based 

on two pillars:  

¶ Eliminating dependence on Russian gas before 2030; and  

¶ Diversifying gas supplies, via higher Liquefied Natural Gas (LNG) and pipeline imports from 

non-Russian suppliers, and larger volumes of biomethane and renewable hydrogen 
production and imports; and,  reducing faster the use of fossil fuels in our homes, buildings, 

industry, and power system, by  boosting energy efficiency, increasing renewables and 
electrification, and addressing infrastructure bottlenecks. 

 
 

 
Table 4.2 : National Climate Policy Context  

National Climate Policy Context  

National Policy Position on Climate Action and Low Carbon Development (2014)  

Enshrines in legislation the requirement to transition to a climate resilient, biodiversity -rich, 
environmentally-sustainable and climate neutral economy by 2050, the. The Act requires local 

authorities to prepare individual Climate Action Plans to include both mitigation and adaptation 
measures, and for these to be updated every five years. It provides for annual reviews of the 

National Climate Action Plan and the development of a national long term climate action strategy 

every five years. 
Climate Action Plan 202 3  

Commits Ireland to a legally binding target of net -zero greenhouse gas emissions no later than 
2050, and a reduction of 51% by 2030 (compared to 2018 levels). It includes an overall renewable 

energy target of 80% by 2030.  

Climate Action  and Low Carbon Development (Amendment Act) 2021  
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The Climate Action and Low Carbon Development (Amendment) Act 2021 requires us, in law, to 
pursue and achieve no later than 2050, the transition to a climate resilient, biodiversity -rich, 

environmentally-sustainable and climate neutral economy. The Act requires local authorities to 
prepare individual Climate Action Plans to include both mitigation and adaptation measures, and for 

these to be updated every five years. It provides for annual reviews of the Nati onal Climate Action 

Plan and the development of a national long term climate action strategy every five years.  
Project Ireland 2040 (National Planning Framework and National Development Plan)  

The National Planning Frameworkôs national strategic outcomes of a Transition to a Low Carbon 
and Climate Resilient Society (NSO 8), Compact Growth (NSO 1), Sustainable Mobility (NSO 4), and 

the Sustainable Management of Water, Waste and other Environmental Resources (NSO 9) ensure 
that climate action is enshrined in spatial planning to enable a national transition to a competitive 

low carbon, climate resilient and environmentally sustainable economy by 2050. These outcomes 

are supported by National Planning Objective 54 ï an objective to reduce our carbon footprint by 
integrating climate action into the planning system in support of national targets for climate policy 

mitigation and adaptation objectives, as well as targets for greenhouse gas emissions reductions.  
Programme for Government 2020  

Strong focus on climate action including a commitment to reduce greenhouse gas emissions by 7% 

a year on average over the next 10 years.  

 
Table 4.3 : Regional Policy Context  
 

REGIONAL POLICY CONTEXT  
The Northern and Western Regional Assembly  

The Northern and Western Regional Assembly RSES accords with the European Growth Strategy,  
PO2-ñ A Greener, carbon-free Europe, implementing the Paris Agreement and investing in 
energy transition, renewables and the fight against climate change.ò , achieved through a suite 

of Regional Policy Objectives.  
Climate Action Regional Office  

The Atlantic Seaboard North CARO is one of 4 regional offices and is mandated to: 

¶ Drive Climate Action & Build Capacity within Local Government Sector; 

¶ Coordinate Engagement across Various Agencies and Government Departments; 

¶ Translate Sectoral Efforts to Local Level; 

¶ Build on Climate Action Experience & Expertise 
 

 

 
 

Table 4.4 : Local Authority Policy Context  

 

LOCAL AUTHORITY POLICY CONTEXT  

Climate Ready Donegal, Climate Change Adaptation Strategy 2019  

Sets out the strategic priorities, measures and responses for adaptation in County Donegal over a 5 
year period until 2024, as required by the Climate Action and Low Carbon Development Act 2015. 
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Chapter 5 ï Town and Villages  

5.1  Introduction  

Chapter 3: óCore Strategyô identifies the importance and key role of Donegalôs rural communities in 

contributing to positive growth and economic development throughout the County. County Donegalôs 

rural communities are an asset to be valued and nurtured. The divers ity in the opportunities that our 

rural communities give rise to is significant and has the potential to differentiate the County from 

other places, particularly in terms of the quality of life offering that is available.  

The Countyôs towns and villages are at the centre of rural communities because they are important 

locations for service delivery, gathering, expression of identity, rural enterprise and social and 

community supports. This Plan recognises the importance of rural towns and villages in supporting 

the wider rural community and therefore seeks to enable their revitalisation and regeneration as a 

key strategic intervention. To this end, the Core Strategy targets some 50% of the projected 

population growth towards the smaller settlements of the C ounty. This approach is consistent with 

national policy as contained in the NPF and óOur Rural Futures, 2021-2025ô (Chapter 5: Revitalising 

Rural Towns and Villagesô) and regional policy as contained in the RSES (RPO 3.4). 

     

 
RPO 3.13 supports the role of smaller and medium-sized towns as set out below and requires the 

identification of in the Development Plan of such settlements in the Core Strategy.  

   

 
The Core Strategy identifies such settlements in the óCounty Growth Driversô and óService Townsô 

layers of the settlement hierarchy. For clarification, the following settlements also merit recognition in 

the context of RPO 3.13: 
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Ailt an Chorráin (Burtonport)  Tourism and Wild Atlantic Way 

Marine 

Identified as having a particular potent ial for 

town enhancement scheme to strengthen 

communities. 

An Charraig (Carrick)  Tourism and Wild Atlantic Way (including 

proximity to Sliabh Liag Signature Point). 

An Fál Carrach (Falcarragh)  Tourism and Wild Atlantic Way.  

Irish language.  

Identified as a having particular potential for 

appropriate town enhancement scheme to 

strengthen communities. 

Ardara  Tourism (and linked to Glenties) and Wild 

Atlantic Way. 

Heritage town with significant built heritage 

resources. 

Ballyliffin  Tourism and Wild Atlantic Way. Identified as  
having particular potential for appropriate town 

enhancement scheme to strengthen 

communities. 

Bridgend  Proximity to Northern Ireland border and 

associated cross border context. 

Dunfanaghy  Tourism and Wild Atlantic Way. 

Glenties  Tourism (and linked to Ardara).  

Heritage, Recreation and Culture. 

Greencastle  Tourism and Wild Atlantic Way.  

Marine. 

Malin  Tourism and Wild Atlantic Way (including 

proximity to Malin Head Signature Point). 

Moville  Tourism and Wild Atlantic Way.  

Heritage town with significant built heritage 

resources.  

Marine (linked with Greencastle) 

Gleann Cholm Cille ( Glencolmcille)  Wild Atlantic Way 

Key town in relation to the Irish Language 
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Each of the towns identified will present with differing strengths, weakness, opportunities  and threats 

and in many cases, it is recognised that physical infrastructure in terms of water services will 

represent a challenge to be addressed. The achievement of tangible outcomes in respect of the towns 

identified will require the buy -in of, and close working relationships between, a range of public, 

private and community sector organisations on a settlement -by-settlement basis. Notwithstanding, 

Donegal County Council is committed to these more rural parts of the County and therefore a 

programme to examine opportunities for appropriate strategic interventions in these areas will be 

initiated in consultation with all relevant stakeholders including local communities, the private sector 

and other public sector agencies. 

5.2  Prioritisation of Town and V illage Cores  

As well as broad national and regional policy support for towns and villages generally, national policy 

also places particular focus and priority on the centres (or cores) of these towns and villages. This 

approach is encapsulated in the NPF and óTown Centre First ï A Policy Approach for Irish Townsô 

(DHLGH and DRCD, February 2022) and prioritises the regeneration of the centres of town and 

villages.  

  

 
5.2.1 Regeneration Projects 

Reflecting the national policy direction, the Council has set up Regeneration and Implementation units 

respectively in order to drive this programme.  Significant progress has already been made in 

delivering meaningful and transformative projects in the to wns and villages of the County.  
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In particular, Donegal County Council has been successful in securing significant funding under the 

Governmentôs óRural Regeneration and Development Fundô for a total of 8 different regeneration 

projects as set out in the  table below and the diagrams at the end of this Chapter. The Council  have 

during 2023  appointed a Town Regeneration Officer and a Vacant Homes Officer as further 

enhancements of its regeneration focus. 

Project Name  Partners  Category  Value  Status  
     
Killybegs 2040  DAFM, Killybegs Tourist 

Information Centre  
Category 1 
(Capital) 

ú6.4m Construction 

Harbour to Island 
Regeneration 

(Burtonport & 

Aranmore)  

Comharchumann Oileán 
Árainn Mhór 

Category 1 
(Capital) 

ú4.1m Construction 

Burtonport Harbour 

Redevelopment 
(Phase 2)  

Donegal 2040 DAC, 

Community, Piers & 
Harbours Section, DCC 

Category 1 

(Capital) 

ú2.3m Detailed Design 

Tús Nua 

Regeneration 
Project 

(Carndonagh)  

Spraoi agus Spórt Category 1 

(capital) 

ú9.5m Detailed Design 

The S.E.E.D Project 

(Ballybofey & 

Stranorlar)  

B.A.S.I.C.C Category 1 

(Capital) 

ú9.7m Detailed Design 

Future 

Ballyshannon  

Erne Enterprise 

Development Co. Ltd & 
Ballyshannon 

Regeneration Group 

Category 2 

(Project 
Development 

Work) 

ú250k Acquisition & 

Planning 

Ramelton Re -

Imagined  

Ramelton Regeneration 

Group & Georgian 

Society 

Category 2 

(Project 

Development 
work) 

 
Category 1 

(Capital) 

ú250k 

 

 
ú7.9m 

Complete 

 

 
Construction 

Tender Stage 
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Repowering 
Buncrana  

Bunrana Tidy Towns, 
Derry City & Strabane 

District Council, RNLI 

Category 2 
(Project 

Development 
Work) 

ú1.46m Acquisition & 
Tender Stage 

(Design 
Services) 

 

*These project are all funded by the Department of Rural and Community Development 

under the Rural Regener ation and Development Fund (RRDF).  

Donegal County Council has also been regularly successful in securing funding under the 

Governmentôs óTown and Village Renewal Schemeô.  The latest projects to successfully secure funding 

were announced in December, 2022: 

Carndonagh ú121,230: An accessible sheltered space for all the community including families with 

children of all ages to meet and for older and less mobile members of the community to socialise ; 
sited in Barrack Hill Town Park. 

Convoy ú435,204: The development of the óRailway Parkô along the former and now disused 
railway line in Convoy for a wholly accessible inclusive green space and recreational amenity in the 
centre of the village. 

Dungloe ú121,905: An upgrade and enhancement of the town centre improving biodiversity, 

accessibility, walkability, adding colour and vibrancy thereby improving visual amenity and associated 
public realm. 

Manorcunningham ú144,900: The upgrade and enhancement of the village centre increasing 
biodiversity, improving accessibility, adding colour and vibrancy thereby enhancing  visual amenity 
and associated public realm. 

Lifford ú100,000: Funding under the Streetscape Enhancement Measure in Lifford 

Ballybofey Stranolar ï Drumboe woods ú49,995: To procure Landscape Architect  led 

integrated design team to develop concept designs (as outlined in feasibility study) and secure 

requisite and statutory approvals for potential nature based play space and mulit -functional outdoor 
space. 

The Town Centre First initiative has provided funding for the commencement of an important 

regeneration project in Miford :  
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Seven other towns/rural areas of smaller scale have also been identified for and with a focus on 

regeneration and renewal, primarily through enhancement schemes that will strengthen communities: 

Churchill, Convoy, Dunkineely, Kilmacrennan, Mountcharles, Newtowncunningham, and St. Johnston. 

The figures below identify the broad areas of focus of the key regeneration projects currently being 

progressed by Donegal County Council in conjunction with partners. The boundaries are not 

definitive. They are intended to illustrate the key areas of focus but it should be noted that the 

projects may extend beyond the identified areas.  
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5.2.2 Town Centre First Development Management Policy 

In tandem with the above -noted regeneration implementation projects, national policy also requires 

the prioritisation of the town centre in the approach of the Planning Authority to the management of 

development proposals. This approach is embedded in this Plan. Key policies in this regard include: 

Core Strategy Policy CS-P-2; Economic Development Objective ED-O-10; and Urban Housing Policies 

UB-P-5 and UB-P-6. In addition, the objectives and policies below also seek to drive higher quality 

design solutions in the Countyôs towns and villages. 

 

Objectives: 

 

TV-O-1 To identify appropriate regeneration and renewal initiatives, primarily through 

enhancement schemes to strengthen communities in the Countyôs towns and 

villages including; Churchill, Convoy, Dunkineely, Kilmacrennan, Mountcharles, 

Newtowncunningham and St. Johnston. 

TV-O-2 To support initiatives, including collaboration across the public, private and 

community and voluntary sectors, to strengthen and improve the physical 

environment of towns and villages and encourage positive place-making. 

TV-O-3:  To seek innovation in addressing infrastructural constraints in the Countyôs 

óGrowth Driversô and óService Townsô. 
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TV-O-4 To identify óvacantô sites and óregeneration sitesô in urban areas in accordance 

with the Urban Regeneration and Housing Act 2015 and through the review of 

adopted Local Area Plans. 

TV-O-5 To ensure quality design proposals for new development within towns and 

villages in order to contribute to positive place -making. 

TV-O-6 To implement all projects funded under the Urban Regeneration and 

Development Fund, the Rural Regeneration and Development Fund, Town 

Centre First, Town and Village Renewal and similar funding schemes,  including 

those identified this Chapter. 

 

Policies: 
 

TV-P-1 To encourage proposals aimed at harnessing particular special economic 

functions of the Countyôs key settlements subject to other policies of this Plan 

and subject to the proper planning and sustainable development of the area.  

TV-P-2 To encourage proposals for small scale residential development, including social 

housing schemes in towns and villages that will contribute to revitalisation and 

renewal subject to other policies of this Plan and subject to the proper planning 

and sustainable development of the area. 

TV-P-3 To ensure that development proposals within towns and villages centres:  

a. Provide for distinctive buildings of a high architectural quality which 

contribute to a distinct sense of place and a quality public realm.  

b. Create strong street frontage by either, adhering to the established building 
line in the immediate area or establishing a new building line immediately 

adjoining the public road where a reasonable opportunity exists to do so. A 
greater setback will be permitted where the developmen t would provide for 

the creation a high-quality urban place with sufficient landscaping/planning, 

street furniture etc.  
c. Respect, where appropriate, the context of the adjoining buildings, adjacent 

streetscape or buildings in the immediate area, in terms of design, height, 
scale and mass etc. 

d. Respect the architectural character (in terms of design/arrangement of 
fenestration, facia/soffit treatment, general finishes and materials), eaves 

height, roof pitch, roof line, and overall building form and height, as 

appropriate, in areas characterised by traditional vernacular or high quality 
streetscape. 

e. Create buildings of a human scale, by providing for a fine grain of 
development, in terms of overall scale, fenestration, size/proportions, 

signage, detailing and buildings with a narrow street frontage.  

f. Promote, where appropriate, visual interest though modulation and detailing 
of architectural elements (e.g. detailing/treatments of eaves, windows, 

frontages, slight variations in roof lines, setback etc .). 
g. Utilise, where appropriate,e adaptable and accessible design on the ground 

floor to ensure their future re -use for alternative fu nctions (e.g. 
retail/commercial etc.). 
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h. Avoid the use of industrial type cladding, or the glazing of extensive areas of 

the proposed development. 

TV-P-4 To consider proposals for contemporary architecture within town centres which:  

a. Provide for a high quality design and utilises high quality durable materials.  
b. Are sympathetic to the overall height, scale, and mass, and would not be 

otherwise incongruous with, the adjacent buildings or streetscape. 

TV-P-5 To ensure that development proposals make efficient use of land and do not 

otherwise hinder the future development potential of backlands within urban 

areas. 

TV-P-6 That proposals for shopfronts shall, as appropriate: 

a. Be of a high-quality design standard. 

b. Respect the architectural characteristics of the subject building, in terms of 

scale, proportion, finishes, materials and relationship to upper levels.  
c. Respect the existing streetscape and traditional shop fronts in the area in 

terms of scale, proportion, plot width, overall grain of development, 
arrangements of fenestration, facia treatment, colouring scheme, materials, 

and finishes. 
d. Avoids the use of excessively scaled box facias, plastic canopies over shop 

fronts, external security shutters, brash colours, flashing or neon lighting.  

e. Otherwise be in accordance with the policies contained within this Plan.  

 

5.3 Settlement -Specific Policies  

5.5.1 Barrack Hill, Carndonagh 

Current policy for this site, as contained in the Seven Strategic Towns Local Area Plan, restricts the 

extent of lands available for residential development within this overall site to 1 hectare. Given the 

heightened housing need situation, and the favourable location of thi s site, particularly the northern 

side of the site, the removal of the area restriction is considered reasonable although requiring any 

residential development to be located on the northern side of the overall site remains sensible in 

terms of encouraging active travel and also the proximity to the play park, church and other facilities, 

and the town centre.  

5.5.2 Former Bakery Opposite the Mall Quay, Ballyshannon 

This small site of approximately 0.2 hectares of land is identified in the Seven Strategic Towns Local 

Area Plan as Opportunity Site 6. The site is a brownfield site comprising the disused premises of a 

former bakery. Taken with Opportunity Site 5 (The Mal l Quay) it is an opportunity to regenerate 

disused and infill lands with appropriately scaled and designed built form. The site is located on the 

edge of the Ballyshannon archaeological complex and adjacent to a Protected Structure and therefore 

any proposal will be required to address issues arising. Given the proximity of the site to the town 

centre and the potential to service future marine/leisure/tourism related uses on adjacent lands, this 

site provides opportunity for a mix of small -scale commercial development integrating limited 

residential development, or tourist accommodation, or residential development only.  

 

TV-P-7 To consider proposals for appropriate mixed-use development including 

residential, community uses and light industrial/commercial, but excluding retail 
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Chapter 5 Towns and Villages    

within the óBarrack Hill Opportunity Site, Carndonaghô area. Proposals for 

residential development must be located on the north -western portion of the 

lands in order to allow for ease of access and pedestrian movement towards the 

town centre. 

TV-P-8 To consider proposals for development consisting of one of the following 

scenarios: (i) small scale commercial development integrating limited residential 

development or tourist accommodation; or (ii) primarily residential development 

on the site of the Former Bakery opposite the Mall Quay, Ballyshannon 

(identified in the Seven Strategic Towns Local Area Plan as Opportunity Site 6). 

Any proposal for development shall be required to adequately demonstrate (i) 

that there will be no negative impact on material associated with the designated 

archaeological complex (ii) that the proposal will integrate effectively with the 

adjoining protected structure (iii) that the proposal will not result in the 

overdevelopment of the site (iv)  that the design is of high architectural quality 

and of fine grain suitable for the general context of the area and ensuring no 

negative impact on surrounding residential amenities and (v) compliance with 

the Habitats Directive.  
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Chapter 6 ï Housing  

6.1 Housing Strategy  

6.1.1 Introduction  

National Policy Objective 37 of the National Planning Framework (NPF) provides for a Housing Need 

and Demand Assessment (HNDA) to be undertaken in each local authority area to ensure that long -

term strategic housing needs are met. 

In April 2021, the Department of Housing, Local Government and Heritage published a new HNDA 

Tool supported by óGuidance on the Preparation of a Housing Need and Demand Assessmentô.  The 

HNDA Tool assesses housing need using statistics on the economy and housing and has been used to 

give broad, long-run estimates of housing need for County Donegal.  

This HNDA focuses on the period out to 2030 and follows the format as suggested by the 

aforementioned Guidance and is set out over 5 Sections, namely;  

¶ Housing Market Drivers  

¶ Housing Stock and Housing Need 

¶ Housing Need and Demand Assessment (application of the HNDA Tool) 

¶ Specialist Provision 

¶ Conclusions 

6.1.2 Key Housing Market Drivers  

This section addresses part 1 of the HNDA analysis in line with the óGuidance on the Preparation of a 

Housing Need and Demand Assessmentô and relates to the identification of key housing market 

drivers, including household formation, population, housing affordability, incomes, house prices, rent 

levels and key drivers of the local and national economy. Following the analysis of the housing market 

drivers, table 6.6 summarises the key areas that may impact the results of the HNDA. The table is 

divided into three segments:  

¶ demographic issues 

¶ affordability issues; and 

¶ economic issues for the local housing market. 

6.1.3 Population Trends  

Census 2016 results showed that Irelandôs population stood at 4.76 million. Preliminary results from 

census 2022 indicate a 8.1% increase in this figure, giving a total population of 5.1 4 million. 

County Donegal recorded a population of 159,192 persons in the 2016 census. Preliminary results for 

the 2022 census indicate a total population of 16 7,084 persons (an increase of 7,892 or 5%). This 

puts the county back on an upward trajectory in population terms , having previously seen a 1.2% 

decline in population between the 2011-2016 census period. 

In terms of trends going forward, the NPF sets out projected population targets to 2040, together 

with projections for the intermediary years of 2026 and 2031 (see t able 6.1 below). A projection for 

the year 2030 has been interpolated based on the 2026 and 2031 projections.  
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Table 6.1 - Population Projections for County Donegal 

Year 2016 2026 2030 2031 

Population 159,192 173,500-176,500 178,300-182,100 179,500-183,500 

 
Table 6.2 below provides details of existing and projected15 populations in (i.) the regional growth 

centre of Letterkenny, (ii.) the towns deemed to be growth drivers in the county and (iii.) those 

towns classified as óservice townsô.  

Table 6.2 - Population projections for (i.) Letterkenny , (ii.) County Growth Drivers and (iii.) Service Towns  

Settlement Population 2016 Population Target 2030 

Letterkenny  19274 25434 (RSES target) 

Buncrana  6785 8342 

Ballybofey-Stranorlar  4852 6409 

Donegal Town 2618 4175 

Killybegs 1236 1651 

An Clochán Liath (Dungloe) 1164 1579 

Lifford  1626 1959 

Carndonagh 2471 2804 

Ballyshannon  2299 2632 

Bundoran 1963 2296 

Raphoe  1089 1419 

Bunbeg-Derrybeg 1491 1821 

Milford 1037 1370 

 
 

6.1.4 Household Formation  

The headship rate provides one measure of the rate of household formation. The headship rate is the 

proportion of individuals in an age cohort that list themselves as ñhead of householdò or ñprincipal 

reference personò in the Census or in the Quarterly National Household Survey (QNHS). Each 

household provides one reference person, thus an increase in the headship rate reveals an increase in 

the number of households. 

During the óCeltic Tigerô years, headship rates had steadily increased across Ireland, with the biggest 

increases to be seen in the younger age groups. However, data from the 2011 and 2016 censuses 

show that headship rates in the State declined or otherwise remained static over this period, across 

all age cohorts. In Donegal, headship rates declined in the 25-39 age group in the period between 

2011-2016, whilst headship rates increased in the 60+ age cohorts (see Table 6.3 below). The 

decline in the younger age cohorts can be partially explained by a decline in population in this group 

(population in the 25 -39 age groups fell by 4217 persons, or 12%, between 2011 -2016) but may also 

point to issues of housing supply.   

 

 
15 Population projections based on housing targets set out in the core strategy and an envisaged occupancy of 
2.75 persons per residential unit.  
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Table 6.3 - Headship rates, State & Donegal 2011 & 2016 

 2011 2016 

 State Donegal State Donegal 

Under 25 years  0.04 0.02 0.02 0.01 

25-29 years  0.35 0.34 0.30 0.27 

30-34 years  0.47 0.46 0.43 0.42 

35-39 years 0.51 0.51 0.49 0.49 

40-44 years 0.53 0.53 0.53 0.53 

45-49 years 0.54 0.54 0.54 0.54 

50-54 years 0.56 0.55 0.56 0.55 

55-59 years 0.57 0.57 0.57 0.57 

60-64 years 0.58 0.56 0.58 0.60 

Over 65 years  0.63 0.64 0.62 0.65 

 
6.1.5 Income Analysis  

Median Gross Income  

Gross income is the income before tax is deducted, while the gross median income is the amount that 

divides a population into two equal groups, half having an income above that amount, and half 

having an income below that amount. The gross median household income for County Donegal in 

2016 was ú32,25916, lower than the State average of ú45,256.  

In order to estimate current gross median household income, historic growth in the nominal median 

household disposable income at State level has been reviewed and it has been noted that on 

average, there has been a 3.2% annual change in the nominal median household disposable income 

for the State over the period 2016 to 2022 (see Table 6.4 below). Applying 3.2% annual growth, it is 

estimated that the gross median household income for County Donegal in 2022 was in the region of 

ú38,967.  

Table 6.4 - Median Household Disposable Income (State), 2016 -2022 (Source: CSO)  

Year  Nominal Median Household Disposable Income 
(State) 

% Change 

2016 38,953  

2017 39,499 1.4% 

2018 42,865 8.5% 

2019 43,552 1.6% 

2020 43,915 0.8% 

2021 46,471 5.8% 

2022 46,999 1.1% 

 Average % change year-on-year 3.2% 

 
Disposable Income  

Disposable income is the amount of income, after tax is deducted, that is available for spending and 

saving. It functions as an important measure of housing affordability in an area i.e. the ability of a 

 
16 Source: CSO, Geographical Profiles of Income in Ireland 2016 
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household to purchase their own home. The CSOôs latest data relating to County Incomes and 

Regional GDP for 2020 outlines the average annual disposable income at State, Regional and County 

Levels. The average annual disposable income in County Donegal was ú18,322; the lowest disposable 

income per person in the State at that time and 22% below the state average.  

6.1.6 Residential Property Sales  

Residential Property Transactions 2022  

Property price transaction data in County Donegal for 2022 (obtained from the Residential Property 

Price Register) has been chosen to reflect the current market context. Table 6.5 below provides 

details in relation to the price bands for residential property transactions in that year (for the purpose 

of this exercise, any properties that were sold for below market price have been  omitted as they do 

not give a true representation of market prices). It is noted that 66% of total sales in 2022 related to 

properties costing ú200,000 or less.  

Table 6.5 - Property Price Bands in Co. Donegal, 2022 (Source: RPPI) 

Price Bands 2022 Number of Transactions % Total 

0-100,000 399 26 

100,001-150,000 310 20 

150,001-200,000 317 20 

200,001-250,000 226 14 

250,001-300,000 135 9 

300,001-350,000 63 4 

350,001-400,000 41 3 

400,001+ 70 4 

Total 1561 100 

 
Price Variability  

Figure 6.1 below shows the average sale price of residential properties across the three Eircode 

output areas within Donegal in December 2022, relative to the state and county averages.   The 

Letterkenny Eircode area is the most expensive place to purchase in Donegal, with an average sale 

price of ú201,739.  The Lifford Eircode area is the least expensive, the average sale price of ú169,258 

being approximately 16% lower than the Letterkenn y Area.  
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Figure 6.1 - Average Sale Price by Eircode Output Area (Source: CSO) 

 
 

6.1.7 Housing Affordability  

The Central Bank implements measures on mortgages to manage the amount that consumers can 

borrow to purchase a home. These measures are enforced via the loan-to-value (LTV) and loan-to-

income (LTI) limits for mortgages. The LTV limit requires a customer to  have a minimum deposit 

before they can get a mortgage. First -time buyers are allowed up to 90% LTV, meaning they must 

provide a minimum deposit of 10% upfront for any property. The LTI limit restricts the amount of 

money a customer can borrow to a maximum of 4 times gross income in the case of first -time buyers 

and 3.5 times gross income for second and subsequent buyers. The HNDA Tool analyses whether 

households could qualify for a mortgage that would enable them to purchase a house in the lowest 

price band under these rules17. The key variables used to determine whether households in a 

particular decile can qualify for a mortgage to purchase a house within a given year are:  

¶ Loan-to-Value (LTV) ratio of 0.90;  

¶ a maximum Loan-to-Income (LTI) ratio of 4/3.5; and 

¶ the upper value of the first house price band for that year.  
 

If a household does not have sufficient income to meet the Central Bank rules (i.e. 4/3.5 times their 

gross income being less than 90% of the purchase value of a house in the lowest projected price 

band for that year), they will not qualify for a mortgage  that would enable them to purchase a home 

in their relevant area.  

The NWRA has undertaken analysis examining how affordable the average First Time Buyer (FTB) 

priced property would be for a couple earning the average FTB disposable income, for each year 

between 2016-2020. The data (see Fig. 6.2 below) shows that on average, a FTB couple in Co. 

Donegal, on average disposable income levels, would typically have paid between 17-21% of their 

joint monthly disposable income on their mortgage instalments on the average priced FTB property in 

the county, which is below the standard affordability mark of 30%.  

 
17 The Central Bank increased the LTI limit for 1st time buyers to 4 times gross income in late 2022; however, the HNDA Tool, 

which was developed earlier, is configured with the 3.5 gross income limit.  
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Figure 6.2 - Mortgage repayments as % of monthly income in County Donegal, 2016-2022 (source: Regional 
Development Monitor) 

Since July of 2022, European Central Bank interest rates have increased significantly, and further 

increases are expected. These rate rises are being passed on to mortgage customers, thus potentially 

resulting in a decrease in home buying demand and consequentially, a potential fall in house pieces.  

6.1.8 Rent Levels  

Average Rent Levels  

The RTB Rent Index is produced by the Residential Tenancies Board (RTB) and the Economic and 

Social Research Institute (ESRI) and provides rental indicators generated to track price developments 

in the Irish market. During Q2 of 2022, the Index indicates that the standardised average rent 18 for 

new tenancies in County Donegal was ú782.59 per month.  

Figure 6.3 details the average rental price increases in County Donegal from Q12016-Q2 2022 and 

shows a very significant 54% increase in the average rental price over this period, from ú467 to 

ú721. Figure 6.4 breaks down the average rental price by local areas.  

 

 
18 Standardised average rent is a mix adjusted rent that takes account of the changing mix of properties in an area.  
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Figure 6.3 - Donegal Average Rental Price Time Series 2016-2022 (Source: CSO) 

 

 

 
Figure 6.4 - Average Rental Price by Local Area, Q2 2022 

Rent Affordability  

The Northern and Western Regional Assembly have undertaken analysis19 to examine how affordable 

the average monthly rent would be for a couple earning the average county income for each year 

between 2016-2020, with this ratio expressed as a percentage (i.e. average monthly rent as a 

percentage of the average monthly disposable income of renters) ï see Figure 6.5 below. 

 

 
19 Source: Regional Development Monitor - https://rdm.geohive.ie  

https://rdm.geohive.ie/
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Year  2016  2017  2018  2019  2020  

Rent as % of 
disposable 

income  

24.6 23.9 26.1 24.7 23 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
The data indicates that rent levels are within, but close to, the standard affordability mark of 30% 

(i.e. a general rule of thumb that suggests housing costs should be below 30% of disposable 

income). 

6.1.9 Local and National Economy  

National Outlook  

The European Commissionôs óEconomic Forecast for Irelandô20 notes that real GDP (Gross Domestic 

Product) grew by 2.3% quarter -on-quarter in the third quarter of 2022, which was much stronger 

than anticipated. Investment increased by 92% q uarter-on-quarter, driven by multinational 

corporationsô investment. Exports of both goods and services kept on expanding robustly and private 

consumption grew despite downbeat consumer sentiment. The Economic Forecast refers to an 

improving outlook as we move forward, partly driven by an expected fall in inflation towards the end 

of the year. The Irish labour market continues to perform very well, with the unemployment rate at 

4.3% in December 2022. Energy remains the main driver for inflation, although it  has started 

moderating. By contrast, growth in food prices reached double digits in the final quarter of 2022. 

Inflation is expected to remain high in the early part of 2023 and to gradually subside thereafter, to 

4.4% in 2023 as a whole and 2.1% in 2024.  Irelandôs economic outlook remains subject to 

uncertainty due to trade developments related to the implementation of the Protocol on 

Ireland/Northern Ireland. Furthermore, the performance of multinational corporations could swing 

growth in either directio n. 

 

 
20 Source: https://economy-finance.ec.europa.eu/economic-surveillance-eu-economies/ireland/economic-
forecast-ireland_en  
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Figure 6.5 - Rent as % of monthly disposable income (source: Regional 
Development Monitor) 

https://economy-finance.ec.europa.eu/economic-surveillance-eu-economies/ireland/economic-forecast-ireland_en
https://economy-finance.ec.europa.eu/economic-surveillance-eu-economies/ireland/economic-forecast-ireland_en
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Local Circumstances  

Employment Rates  

County Donegal had the second highest unemployment rate in the State in 2016, standing at 18% 

(for comparison, Dún Laoghaire-Rathdown had the lowest rate at 7.4%).  

New Dwelling Completions in Donegal  

Figure 6.6 below provides details in relation to dwelling completions in County Donegal for the period 

2018-2022. Single house completions remain the largest contributor to the overall numbers of 

housing units whilst apartment units number least amongst the overal l completions data.  

Fig. 6.6 - Residential unit completions 2018 -2022 (source: Regional Development Monitor)  

 

 
Vacancy  

The preliminary results from Census 2022 indicate that County Donegal has a total housing stock of 

86,489 units. Of these, 10,861 were stated to be vacant.   The stated reasons for vacancy, as 

expressed though the census, are set out in Table 6.7 below. (NB ï it should be noted that the CSO 

figures for vacancy differ markedly from those provided by Geodirectory in Q2 of 2022, w hich 

indicated a residential vacancy level of 5,608 units at that time. This disparity is understood to be due 

to the way in which vacancy is classified by the relevant agency21). 

Table 6.7 - Reasons for Residential Vacancy (source: Census 2022 preliminary results) 

Reason 
for 

Vacancy  

Rental 
Property  

Renovation  With 
Relatives  

Deceased  Nursing 
Home/Hospital  

For 
Sale  

Farmhouse  Emigrated  New 
Build  

Other 
reason/Not 

Stated  

(%) 24 10.7 3.3 22  4.6 9 7 1.8 3.9 13.7 

Potential Housing Demand Arising from Ukraine War  

Latest figures from the CSO suggest that there are approximately 5,000 refugees currently living in 

Donegal.  Many have been accommodated in tourist accommodation (hotels etc.) and there is some 

 
21 The NWRAôs óRegional Vacancy and Dereliction Analysisô (2022) surmises, based on analysis from Geodirectory, that the 
census results include properties that would not be normally classified as vacant, but represent more of a transition o r 
temporary vacancy rate, e.g. properties for sale or rent, properties where renovation work is underway etc.  
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uncertainty around how long such arrangements may last as operators gear up for the tourist season. 

Allied to this is the uncertainty as to how many refugees may decide to stay long -term or 

permanently in Ireland, potentially resulting in the need for additional, well -located housing stock. 

6.1.10 Key Issues  

Table 6.6 - Key Areas that may impact HNDA 

Area of Interest  Key Issues Identified  

Demographic issues for the local housing market  1. Need to consider impacts of 

immigration on housing demand, 

including impact of Ukraine war.  

Affordability issues for the local housing market  1. Housing supply needs to be 

maintained to avoid adverse impacts 

on affordability.  

 2. Low levels of disposable income 

relative to other parts of Ireland; 

may affect access to finance. 

Economic issues for the local housing market 1. Uncertainty in national economic 
outlook will have effects on local 

economic circumstances.  

 2. High unemployment levels need to 
be addressed to maintain a working 

age population in the county, which 

would in turn feed into the housing 

market. 

 3. Rising interest rates may affect 
consumer demand and may impact 

on house prices going forward. 

 
6.1.11 Housing Stock Profile and Pressures  

This section addresses Section 2 of the HNDA analysis in line with the Guidance on the Preparation of 

a Housing Need and Demand Assessmentô (DHLGH, April 2021). Key outputs from this stage include: 

an analysis of the entire housing stock (owner occupied, private rented and all social) by, for 

example, size, condition, tenure and turnover; analysis of the Councilôs own stock, the location of 

areas where there is undersupply or low demand; opportunities for more effective  use of the housing 

stock. 

6.1.12 Social Housing Trends 

Social housing support is housing provided by a local authority or an Approved Housing Body to 

people who are assessed as being unable to afford housing from their own resources. Housing 

support can be provided in a number of ways:  

I.  Local Authority Housing Stock and Construction   

Local authorities are the main providers of social housing support in Ireland and have a statutory 

obligation to provide suitable, cost effective, quality accommodation and h ousing support for people 
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in need of housing.  The Council currently has a housing stock of 5,010 housing units.  A tenant of a 

local authority will pay an income related differential rent.  

The Donegal Housing Delivery Action Plan 2022 ï 2026 sets out a target to deliver 1,354 housing 

units over the lifetime of the Plan.  

II. Approved Housing Body Accommodation  
Approved Housing Bodies have become a significant provider of social housing support. There are 

over 500 Approved Housing Bodies in Ireland providing over 35,000 homes across the country. The 

housing provided by these bodies includes:  

¶ General housing,  

¶ Older persons accommodation,  

¶ Housing for people with disabilities including mental health issues, and  

¶ Homeless accommodation.  

To avail of Approved Housing Body owned accommodation an individual/ household must qualify for 

social housing support with the local authority. The local au thority will then put forward applicants to 

the Approved Housing Body in line with their allocation policy. Approved Housing Bodies provide 

accommodation through new build, purchases, and leasing in the private market.  In Donegal, 1300 

units of housing are being provided through the Approved Housing Body sector with plans for future 

developments incorporated into the Councilôs Housing Delivery Action Plan (see table below). 

MD No. of AHB Units  

Donegal                  143  

Glenties                  196  

Inishowen                  298  

Letterkenny-Milford                  419  

Lifford-Stranorlar                  244  

Total:                1,300  

 
III.  Housing Assistance Payment (HAP)  

The Housing Assistance Payment (HAP) is available to any household that is qualified for social 

housing support and who find their own accommodation in the private rental sector. The local 

authority will make payments towards the rent on behalf of the hous ehold to the landlord and the 

household will pay an income-based rent to the local authority.  

In Donegal, there are currently 1,735 applicants in receipt of the HAP which represents 62% of the 

total housing waiting list (2023).  

Table 6.7:  Social Housing Need 

Year  Net Need  Gross Need  Source  

2023 1076 2,777 iHouse @ 04.04.2023 

2022 940 2,638 SSHA 

2021 860 2,580 SSHA 

2020 926 2,584 SSHA 

2019 927 2,488 SSHA 

2018 927 2,488 SSHA 

Percentage Increase 2018 to 2023 9% 
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Gross need = net need and applicants in other forms of social housing support who are on the 

transfer list.  

IV.  Tenant Adaptation Works  

The scheme is available for local authority tenants who require adaptations to be carried out to their 

local authority home to assist with their disability needs. The Department of Housing, Local 

Government and Heritage fund 90% of the cost of the eligible works subject to overall maximum of 

ú75,000 in each individual case with a contribution of 10% required from the Councilôs own 

resources. In 2022, the Councilôs allocation under this Scheme was ú753,000. 

V. Social Leasing/Rental Accommodation Scheme  

The Social Housing Leasing Initiative and Rental Accommodation Scheme (RAS) provide an additional 

source of rented accommodation for eligible persons through the private rental market. The statutory 

basis for the (long-term leasing schemes) and the RAS is provided for within the Housing 

(Miscellaneous Provisions) Act, 2009. Leasing introduces greater flexibility in the composition of the 

housing stock and local authorities can provide more homes than could be delivered through 

construction and acquisition alone.  

The Rental Accommodation Scheme is a social housing support which caters for the accommodation 

needs of certain people who are getting long-term Rent Supplement for a minimum period of 18 

months and be assessed as having a long-term housing need.  The total number of properties 

providing social housing under the Rental Accommodation Scheme (RAS) is 186 and under the 

Leasing Scheme is 157.  

VI.  Vacant Housing Repair and Leasing Initiative  

Repair and Lease aims to increase the supply of social housing by bringing vacant private properties 

in need of refurbishment back into use and to bring vacant properties into compliance with the  

Housing (Standards for Rented Houses) Regulations 2019. To help with the cost of carrying out the 

works required to refurbish a home, a local authority or Approved Housing Body (AHB) can initially 

pay for the necessary works (as agreed). The property owner agrees to enter a lease with the 

housing authority or AHB for a length that is linked to the value of the repairs, subject to a minimum 

of 5 years. The scheme has been expanded to include: 

- vacant commercial properties; 

- vacant units associated with a commercial property (e.g. over a shop);  
- vacant former institutional buildings and  

- unfinished developments where these have been vacant for a significant period of time.  

Repair and Lease is part of the National Vacant Housing Reuse Strategy 2018 ï 2021.  

VII.  Traveller Accommodation  

The current Traveller Accommodation Programme 2019 ï 2024 outlines projects, commitments and 

targets in the delivery of a range of accommodation for the Traveller community throughout the 

duration of the programme.   In terms of socia l housing, these targets have been met and 

substantially exceeded.  The current programme expires on 30th June 2024.   

VIII.  The Housing Adaptation Grant for People with a Disability  

The Housing Adaptation Grant for People with a Disability assists disabled people in having 

adaptations carried out to make their house more suitable for them to live in. The types of works 

covered include the fitting of access ramps, grab rails, downstairs toilet, stair -lifts, level access 

showers, changes to allow wheelchair access, extensions, and any other works which are reasonably 

necessary to make a house more suitable to live in and covers works in privately owned houses for 

eligible applicants.   
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There has been a significant increase in demand under the Housing Grants for Older People and 

People with Disabilities during 2022. The Department provides 80% funding towards these grant 

schemes with a Local Authority contribution of 20%.  In 2022, works to the value of ú3.3m were 

approved.  

IX.  Local Authority Home Loan.  

Local Authority Home Loan is a Government backed mortgage for first time buyers or other eligible 

applicants and is for the purchase of new or second-hand residential properties and for self-builds.  It 

also includes the purchase of homes through State schemes such as the Tenant Purchase Scheme 

and Affordable Housing Schemes.  A person can borrow up to 90% of the market value of the 

property subject to a maximum market value of ú250,000 in Donegal.  

6.1.13 Social Housing Demand Type 

The categories of persons in need of social housing are set out below; 

Social Housing Demand  No.  

Unable to provide accommodation from own means 2,032 

Involuntary Sharing 353 

Disability 167 

Homeless 68 

Overcrowded 59 

Exceptional Medical  42 

Unfit 33 

Mortgage Unsustainable 29 

Total  2,783  
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6.1.14 Household Size 

The Social Housing accommodation requirements by size are; 

Accommodation Requirement  No.  

1 bedroomed property 127 

2 bedroomed property 1,784 

3 bedroomed property 672 

4 bedroomed property 164 

5 bedroomed property 8 

6 bedroomed property 3 

Other/Not Specified 25 

Total  2,783  

 

 

 
Breakdown of the current tenure.  

Current Tenure  No.  

Housing Assistance Payment (HAP) 1,485 

Private Rented Accommodation (without rent supplement)  397 

Living with parents 297 

Local authority rented accommodation 189 

Living with relatives 121 

Emergency Accommodation / None 67 

Owner Occupier 64 

Living with friends 43 

Voluntary Housing 33 

5%- 1 
bedroomed 

property

64%- 2 
bedroomed 

property

24%- 3 
bedroomed 

property

6%- 4 
bedroomed 

property

Less than 1%    
5 bedroomed 

property

Less than 
1% - 6 

bedroomeΧ

1%- Other/Not 
Specified

Accommodation Requirement

1 bedroomed property

2 bedroomed property

3 bedroomed property

4 bedroomed property

5 bedroomed property

6 bedroomed property

Other/Not Specified
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Private Rented Accommodation (with rent supplement) 25 

Other 19 

Institution  17 

Approved Housing Body (AHB) 14 

Rental Accommodation Scheme (RAS) 12 

Total  2,783  

 

 

 
6.1.15 Voids 

Minimising housing vacancies is a key action in relation to the Housing for All programme with 

funding provided by the Department of Housing, Local Government and Heritage in order to achieve 

these outcomes. Voids are categorised as vacant social housing stock in need of substantial 

refurbishment to bring them to a suitable letting condition and are vacant pending that work. Donegal 

County Council brought 78 vacant social homes back into active use under the Voids Programme in 

2022.  

Managing voids is a core function of the Housing Section within Donegal County Council and it is 

normal for a proportion of the homes to become vacant over time. The current shortage of housing 

stock available to meet growing demand makes the efficient turnaround of voids a prio rity area for 

Donegal County Council and it endeavours to minimise the number of empty properties and the 

length of time that they are empty.  

6.1.16 Serviced Sites 

Under the Ready to Build Scheme, local authorities can make serviced sites in towns and villages 

available to potential individual purchasers (self-builders). These sites are generally available at a 

discount on the market value of the site for the building of a property for occupation as the principal 

private residence of the purchaser. 

53%

14%
11% 7% 4% 2% 2% 2% 1% 1% 1% 1% 1% 0%

Current Tenure
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Local authorities can develop existing site(s) in their control or purchase site(s) and make them 

available for development by providing services and access to the site(s) concerned. 

The level of discount to the individual will depend on the level of servicing cos t incurred by the local 

authority before the sale of the site but will not exceed ú30,000. The amount of such discount will be 

reflected in the sale price of the site to the purchaser.  

The Fund is focused on home ownership. The buyer of the site must reside in the dwelling built on 

the site as his or her principal private residence on completion of the dwelling.  

6.1.17 Location of Social Housing Demand  

AREA OF CHOICE No.    AREA OF CHOICE No.  

Annagry 20   Glencolmcille 4 

Ardara 19   Gleneely 7 

Arranmore 1   Glengad 3 

Ballindrait 3   Glenswilly 4 

Ballintra 11   Glenties 13 

Ballybofey/Stranorlar 163   Gortahork 8 

Ballyliffin 7   Greencastle 10 

Ballyshannon 82   Gweedore 23 

Bridgend 20   Inch 2 

Bruckless 9   Kerrykeel 10 

Bunbeg 1   Kilcar 5 

Buncrana 255   Killea 5 

Bundoran 96   Killybegs 24 

Burnfoot 16   Killygordon 9 

Burt 7   Kilmacrennan 57 

Burtonport 8   Kincasslagh 1 

Carndonagh 113   Laghy 5 

Carrick 2   Letterkenny 902 

Carrigans 12   Lettermacaward 1 

Carrigart 27   Lifford 74 

Castlefin 19   Liscooley 1 

Churchill 14   Loughanure 4 

Cloghan 1   Magheroarty 2 

Clonmany 24   Malin 9 

Convoy 43   Malin Head 2 

Creeslough 16   Manorcunningham 23 

Crolly 1   Milford 32 

Culdaff 9   Mountcharles 8 

Derrybeg 3   Moville 35 

Donegal 137   Muff 24 

Doochary 1   Newmills 4 

Downings 10   Newtowncunningham 43 

Drimarone 1   Pettigo 5 

Drumkeen 6   Porthall 5 
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Dunfanaghy 17   Portsalon 1 

Dungloe 54   Quigley's Point 4 

Dunkineely 7   Ramelton 48 

Fahan 7   Raphoe 37 

Falcarragh 33   Rathmullan 14 

Fanad 5   Redcastle 3 

Fintown 2   St. Johnston 21 

Frosses 3   Termon 5 

Total  2,782  

 
6.1.18 Estimating Future Need. 

This section addresses Section 3 of the HNDA analysis in line with the Guidance on the Preparation of 

a Housing bŜŜŘ ŀƴŘ 5ŜƳŀƴŘ !ǎǎŜǎǎƳŜƴǘΩ ό5I[DIΣ !ǇǊƛƭ нлнмύΦ 

6.1.18.1 Housing Supply Target Methodology Guidelines for Planning Authorities  
As noted in Chapter 3, statutory guidelines for incorporating housing supply targets into Development 

Plans (entitled the óHousing Supply Target Methodology for Development Planningô Guidelines for 

Planning Authorities) were issued by the Department of Housing, Local Government and Heritage in 

2020 and these guidelines have been used to inform the housing supply targets for the County over 

the lifetime of this Development Plan (Plan Housing Target of 7678 units to Q4 2029., refer Table 

3.3).  

6.1.18.2 Projections Using HNDA Tool  
The HNDA Tool developed by the Department of Housing, Local Government and Heritage estimates 

overall future housing requirements (existing housing need and future additional households), divided 

into four tenure -based categories on the basis of estimates of housing affordability:  

(1)  Owner occupiers,  
(2)  Private renters, 

(3)  Affordability Constraint; and  
(4) Social renters.  

It must be noted that the tool is designed to produce a broad range of housing estimates rather than 

precise figures for housing demand. 

The graph below sets out projections generated by the HNDA tool when using the óConvergence 

Scenarioô projection (the Departmentôs Section 28 Guidelines in respect of HNDA recommend using 

this projection, which in tandem with unmet need is methodologically consistent with the Housing 

Supply Target guidelines for planning authorities).  
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Based on the figures provided by the HNDA Tool under the convergence projection (which project a 

housing demand of 6860 units over the period 2024 -2030), it is estimated that between 23 -24% of 

housing delivery each year between 2024-2030 must be delivered in the social rent category. 

However, using the detailed information on social housing need presented in the preceding sections, 

we can see that the real percentage of housing delivery required in this category is more likely to be 

in the order of 36% of total housing delivery (i.e. 2783 units out of a plan housing target of 7678 

units).  

6.1.19 Housing Quality 

The development of housing to a high standard and quality underpins the housing objectives and 

policies contained within this Plan in all its auspices including siting, location and design, and 

construction materials.  In terms of construction m aterials, it is a statutory requirement that all 

development be in compliance with the Building Control Acts 1997-2014 and the Building Control 

Regulations 1997-2021.  It is a focus of the Council that all developments (not solely housing 

developments) are constructed using high specification and certified materials. 

6.2 Urban Housing  

The housing policies contained herein have been drafted with the aim of placing quality at the top of 

the housing agenda; securing compact growth and regeneration; and providing for residential 

environments that are attractive and functional, proximate to employment services, climate resilient, 

age friendly, safe and desirable.  

The Core Strategy sets out the total housing requirements (in hectares and unit numbers) that are 

required throughout the county in order to satisfy the population growth that is pr ovided for in the 

Plan to 2030. The spatial strategy to guide the location of new urban housing provides for the 

countyôs future supply of larger scale multiple residential development in Letterkenny and in the 

County Growth Drivers and, to a lesser extent, Service Towns, as these locations have or will have 

imminently, the suitable capacity in water services to accommodate the relative population 

equivalents. Rural towns will also provide opportunities for urban housing of a suitable scale having 

regard to the Core Strategy, the capacity of available water services and the scale and character of 

the town.  

Urban housing has the potential to be a significant contributor to renewal and regeneration and this is 

a targeted intervention that is prioritised in th e Plan. In particular, the development of serviced sites 

in towns and villages represents an opportunity to support renewal and regeneration. In addition, 

innovation is to be sought in revitalising town centres through initiatives to reduce vacancy and 

dereliction and therefore transfer such units to habitable homes. The Housing Strategy supports this 

approach also and identifies regeneration of vacant and derelict buildings in town centres as a key 

focus for the future.  

In tandem with a targeted focus on the locations for new multiple developments and the role of 

housing in stimulating renewal and regeneration in smaller towns, the promotion of the design 

process for residential developments is now a central component of planning policy for urban 

housing. The promotion of design quality will result in more attractive places to live, provides for 

greater connectivity and integration of new housing with the existing urban fabric, provides positive 

spaces, provides innovative design solutions, and assists in developing community spirit and in 

reducing crime. This strategy is consistent with national policy as contained in NPO4. 
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Objectives :  

UB-O-1  To identify appropriate regeneration and renewal initiatives, primarily through 

enhancement schemes to strengthen communities in specific Settlement 

Framework rural towns namely; Churchill, Convoy, Dunkineely, Kilmacrennan, 

Mountcharles, Newtowncunningham and St. Johnston. 

UB-O-2 To deliver serviced sites for housing within towns and villages. 

UB-O-3 To seek the effective resolution of unfinished residential development.  

 

Policies :  

UB-P-1 It is a policy of the Council that the provision of multiple housing developments 

(defined as 2 or more units and excluding holiday homes) will generally be 

acceptable in principle within those towns/settlements identified in the Core 

Strategy/Settlement Structure, subject in all cases to the principles of quality 

placemaking, compact growth and the sequential development of settlements 

from the centre out, the availability of sustainable wastewater treatment 

solutions and relevant zoning objectives.  The scale of any such development 

shall be in line with the provisions of the Core Strategy, shall have regard to the 

circumstances of the specific settlement and shall be in accordance with all 

relevant objectives and policies of this Plan. 

UB-P-2 a. It is a policy of the Council that multiple (defined as 2 or more units) and 

single holiday home units will be considered within the towns/settlements 
identified in the Core Strategy/Settlement Structure, provided that the 

proposed development would not result in the total number of existing and 

permitted holiday homes within the settlement exceeding 20% of the total 
existing and permitted housing stock.  Any application will also be assessed 

in the light of all relevant material planning considerations including l and-use 
zonings, the availability of infrastructure, relevant policies of the County 

Development Plan and other regional and national guidance/policies and 
relevant environmental designations.  Such developments must have regard 

to the scale and form of th e settlement. 
 

b. It is a policy of the Council that where an applicant can demonstrate that the 

proposed development would assist with the regeneration or remediation of 
vacant and/or derelict properties in the centre of the settlement, holiday 

home development will be considered within the towns/settlements identified 
in the Core Strategy/Settlement Structure without the application of a 

restriction in terms of the balance between holiday homes and permanent 
homes, subject to environmental and heritage designations and amenity 

considerations. 
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UB-P-3 It is a policy of the Council to require that 20% 22 of -  

a. land zoned for residential use, or for a mixture of residential and other uses; 

and  

b. any land which is not zoned for residential use, or for a mixture of residential 
and other uses, but in respect of which permission for the development of 

houses is granted, is reserved for the provision of social and affordable 

housing.  

UB-P-4 To ensure that new residential development is carried out in serviced areas or 

those areas where the provision of required planned infrastructure (e.g. roads, 

footpaths, wastewater , water supply social and community infrastructure etc.) is 

imminent.  

UB-P-5 It  is the policy of the Council to guide urban residential development in a 

sequential manner, outwards from the core area in order to maximise the utility 

of existing and future infrastructure provision, promote the achievement of 

sustainability, avoid óleap- froggingô to more remote areas and to make better 

use of underutilised land.  

UB-P-6 It is a policy of the Council to support the principle of new residential 

development that will result in the regeneration and/or renewal of town centre 

areas or areas of vacancy and/or dereliction.  

UB-P-7 It is a policy of the Council to require that proposals for new residential 

developments (2 or more units) in settlements demonstrate that the design 

process, layout, specification and finish of the proposed development generally 

comply with all relevant Governmental Planning Guidelines/Standards23 and give 

due regard to the key considerations of ï 

a. Public realm, open space and amenity  

b. Connectivity and accessibility, having particular regard to active travel and 
sustainable modes of transport 

c. High Quality Design - massing, form, scale, density and finishes  
d. Mix of house types  

e. Energy efficiency 
f. Biodiversity considerations 

g. Climate adaptation and surface water management  

h. Integration with neighbouring developments and uses  
 

 
22 Certain transitional arrangements in respect of Part V requirements were introduced following the 
enactment of the Affordable Housing Act 2021. Readers are advised to consult the full text of the Planning & 
Development Act 2000 (as amended) in this regard.  
23 Such Guidelines/Standards may include, inter alia -  

¶ Sustainable Residential Development in Urban Areas ς Guidelines for Planning Authorities  

¶ Urban Design Manual ς A Best Practice Guide  

¶ The Planning System and Flood Risk Management ς Guidelines for Planning Authorities  

¶ Urban Development and Building Height Guidelines for Planning Authorities 

¶ Design Standards for New Apartments - Guidelines for Planning Authorities 

¶ Design Manual for Urban Roads and Streets  

¶ Childcare Facilities Guidelines for Planning Authorities  
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UB-P-8 It is a policy of the Council to determine appropriate residential densities for 

housing sites having regard to the provisions of all relevant departmental 

guidelines, the provisions of Circular Letter: NRUP 02/2021, the specific nature 

of the development proposed and the site location and context.  

UB-P-9 It is the policy of the Council both to protect the residential amenity of existing 

residential units and to promote design concepts for new housing that ensures 

the establishment of reasonable levels of urban residential amenity. 

UB-P-10  It is a policy of the Council to require layouts of residential development to be 

designed and constructed having regard to best practice in terms of Universal 

Design, including the guidance for housing development set out in the National 

Disability Authority publication, óBuilding for Everyone: A Universal Design 

Approachô. 

UB-P-11  It is a policy of the Counc il to require that all new multiple housing 

developments comprising 7 or more units contain a minimum of 30% residential 

units that are built to universal design standards, in accordance with the 

requirements of the National Disability Authority publication óBuilding for 

Everyone: A Universal Design Approachô. Where the total number of units to be 

constructed is between 2 and 6, it is a policy of the Council to require that a 

minimum of 1 of those units be built to universal design standards.  

UB-P-12  Multiple residential developments shall, in general: 

a. On greenfield sites, include a minimum of 15% of the overall site area 
reserved as public amenity area;   

b. In other cases, such as large infill sites or brown field sites include a 

minimum of 10% of the overall site area reserved as public amenity area; or   
c. On lands characterised by a large private or institutional building/s set in 

substantial open lands, include a minimum of 20% of the overall site area 

reserved as public amenity area. 

 
6.3 Rural Housing  
 

6.3.1 Permanent Housing  

Donegal has a strong rural identification and a tradition of ensuring that every appropriate and 

sustainable option is available to rural people to continue to live in their own area and to contribute to 

community life. This principle is fundamentally underpinned nationally by the Sustainable Rural 

Housing Guidelines (2005) and NPF NPO19. To reflect this, meeting genuine rural generated housing 

need will continue to be a central component of Council policy. The Core Strategy óallocatesô 25% (or 

circa 1,900 houses) of the projected growth in the County to óOpen Countrysideô. This is considered 

reasonable in the context of:  

- the Councilôs own data recording an annual average of 259 one-off rural houses commenced 

between the years 2015 and 2022; 

-  the scale of vacant homes generally in the County (rate recorded by Geodirectory as 9.4% in 

December, 2022), a significant proportion of which are rural homes; and  
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- the allocation in the Core Strategy of a further allocates 8% of the total housing allocation for 

the period 2024-2030 to smaller rural towns providing additional choice.  

     

In meeting rural housing need, the NPF identifies two distinct socio-economic areas as the basis of 

policy: 

 

 

In preparing the Donegal County Development Plan, 2018-2024 strong urban influence was identified 

on the hinterlands of Letterkenny and the City of Derry and around certain larger settlements 

(Donegal Town, Ballyshannon, Bundoran, Ballybofey/Stranorlar). This continues to be the case and 

these areas are again identified in Map 6.3.1.  

 

 

6.3.2 Holiday Homes  

Whilst the national policy agenda does not address holiday homes, this is a big issue for Donegal. 

There were 9,373 holiday homes in Donegal in Q4 2022 according to Geodirectory (óGeoDirectory 

Residential Buildings Report Q4 2022ô). This accounted for 24.8% of total holiday homes in the 

country (37,797). The heatmap below illustrates the greatest concentrations of holiday homes in 

Donegal. Unsurprisingly, these are to be found generally along and in reasonable proximity to the 

coast. 
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This level of demand for holiday homes requires a policy counterbalance to the general approach as 

set out in NPO19. Map 6.3.2 identifies areas under strong holiday home pressure. Additional 

restrictions on one-off housing will be applied in these areas but the policy is designed to ensure that 

genuine local need can still be accommodated (Policy RH-P-2 refers). Furthermore, given the level of 

housing vacancy that currently exists in the County and the objective to  support genuine rural 

housing need, this Plan focuses on satisfying the opportunity for holiday homes in rural areas only 

through the use/re -use of the existing housing stock or via the refurbishment of derelict buildings.  
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Chapter 6 Housing    

6.3.3 Clachans  

This Plan identifies seven clachans comprised of small rural communities located outside of the areas 

under strong urban influence and holiday home pressure areas. The Plan includes policy support for 

permanent one-off dwellings without occupancy restrictions with a view to helping stabilise these 

communities. The clachans are identified in the maps below. 

1.  Glengad  
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2.  Rosnaki ll  

 

3.  Tamney  

 

 


