
























amacnamara
Text Box







amacnamara
Text Box

amacnamara
Text Box



 

 

Town Planning Submission 
 

Strategic Consideration of Newcastle, Co. Wicklow 
Statutory Review  

Wicklow Development Plan 2010-2016 

 
22nd December 2014 

 

 
 
Blackditch Ltd., 
Blackditch Farm,  
Newcastle, 
Co. Wicklow 
 

Hughes Planning & Development Consultants 
The Mash House, Distillery Road, Dublin 3 

www.hpdc.ie 



Town Planning Submission   December 2014 

 

Statutory Review of Wicklow Development Plan 2010-2016 
                                                                                                                                                                                                   1 

1.0 Introduction 
 
Hughes Planning and Development Consultants, The Mash House, Distillery Road, Dublin 3 on behalf 
of Blackditch Ltd., Blackditch Farm, Newcastle, Co. Wicklow wish to make this submission to the 
Wicklow County Council review of the County Development Plan 2010-2016 and towards the 
preparation of a new County Development Plan for its functional area for the period 2016-2022.  
 
We request that the recommendations of this submission be given full consideration in preparation of 
the forthcoming County Development Plan 2016-2022 in accordance with Part II Section 11 of the 
Planning and Development Act 2000 (as amended). This submission has regard to p51-52 of the 
Wicklow County Council Issues Booklet (Stage 1 Public Consultation), which relates to the strategic 
designation of the settlement of Newcastle, Co. Wicklow. 
 
2.0 Pre-Draft Public Consultation Issues Booklet 
 
2.1 Vision and Development Strategy 
 
It is noted that the issues paper published with the initial call for submissions at the pre-draft stage of 
the development plan indicates that the draft plan will include a strategic vision for Newcastle, which 
will underpin all other objectives of the plan. Blackditch Ltd. are a substantial landowner of 
approximately 200 acres of zoned and unzoned lands immediately adjacent to the built up area to the 
southeast of the town.  
 
Blackditch Ltd. have commenced a substantial programme of refurbishment of existing heritage 
buildings on their lands on foot of consents obtained earlier in 2014 and intend to bring forward 
development proposals for zoned lands within their ownership over the life of the draft plan. 
Accordingly, the opportunity to participate in shaping the vision for the town and the strategic 
designation of Newcastle as a settlement in the Wicklow development hierarchy is welcomed. It is 
also the intention of Blackditch Ltd to bring forward specific proposals in relation to their lands on 
publication of the draft development plan in 2015.  
 
The issues paper poses the question "what is your ‘vision’ for the future role and function of 
Newcastle?". Blackditch Ltd. consider Newcastle to constitute a vibrant settlement with a good critical 
mass capable of supporting local services, retailing, employment and a strong population base while 
taking advantage of the location of the settlement and heritage features of the town to promote local 
tourism. Blackditch Ltd. requests that the draft development plan adopt a dynamic and progressive 
approach to the development of the settlement over the plan period with a series of policy initiatives 
and measures to be included in the draft plan. These measure should proactively encourage 
development and to facilitate engagement with landowners and employers who can bring forward 
proposals consistent with the vision for the town.  
 
2.2 Population and Town Development 
 
Under the current Wicklow Development Plan 2010-2016 Newcastle is designated a Level 6 ‘Rural 
Town’. This settlement type is defined as 'strong rural towns, with a good range of infrastructural 
services that are suited to accommodating a significant element of urban generated housing demand, 
with necessary controls in place to ensure that local demand can also be met. Rural towns should aim 
to attract smaller local type investment, in primarily ‘product’ type or manufacturing based industries. 
Retail services and community facilities shall provide for the local needs of the immediate population 
and its catchment.'  
 
The town has been set a population growth target of 1500 people by 2016 and 1750 people by 2022 
in the current plan. This would represent an increase of 53% over the recorded population of 2011. 
The issues booklet with regard to the development of the town asks: 'Is the role and function of 
Newcastle, as a Level 6 ‘rural town’, in line with future aspirations for the town for the period 2016-
2022 and beyond?' 
 
Blackditch Ltd. consider the settlement to have a significant role to play in the settlement hierarchy of 
the county. The designation of the settlement within the Regional Planning Guidelines for the Greater 
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Dublin Area 2010-2022 as a 'Small Growth Town'
1
 along with settlements such as Aughrim, 

Baltinglass, Carnew, Enniskerry, Kilcoole and Tinahely is noted. These towns are accordingly 
designated as Level 5 - Small Growth Towns in the current development plan to correspond with their 
designation within the Regional Planning Guidelines. These settlements have also been provided with 
population targets for 2022 as follows: Aughrim (2,000); Baltinglass (3,500); Carnew (2,000), 
Enniskerry (5,000); Kilcoole (5,000) and Tinahely (1,550). Newcastle is conspicuous by its absence 
from the Level 5 settlement class particualr when regard is had to the location of the settlement, 
existing critical mass and availability public transport (Dublin Bus) and road transportation links to the 
national road network via the M11 motorway/national primary road. 
 

 
Figure 1.0 Wicklow Settlement Strategy 

                                                           
1
 p6, Wicklow County Council Pre-Draft Public Consultation Issues Booklet, October 2014 
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It is considered that having regard to the current development plan population target (of 1,750 
persons being in excess of that for Tinahely) and the RPG designation for Newcastle combined with 
the existing critical mass and potential of the town that Newcastle should be re-designated as a 'Level 
5.0 - Small Town' in the draft development plan. This revision would allow an appropriate allocation of 
resources to address the provision of infrastructural and social services and facilities allow the 
settlement to achieve its potential and population targets for 2022. 
 
2.3 Growth Targets 
 
The current growth targets for the town indicate that the population of Newcastle is targeted to grow to 
1,500 people by 2016 and 1,750 people by 2022. The new county development plan will review these 
existing targets and set out new population growth targets up to 2028. 
 
The current growth target is considered to be reasonable, however it is considered that provision for 
further planned population increase should be made for the period 2022 to 2028 in the draft plan. An 
appropriate target for 2028 would be to facilitate the gradual and organic growth of the settlement 
having regard to the expected average increase in the national population. According, we submit that 
an appropriate population target for Newcastle for the period up to 2028 would be 2,500 persons. this 
would facilitate moderate and planned growth of the settlement over time and the phased delivery of 
the necessary infrastructure, housing and supporting services to accommodate this growth. 
 
2.4 Retail, Services and Community Facilities 
 
Under the ‘Retail Hierarchy for County Wicklow’ set out in the current development plan, Newcastle is 
designated a Level 4 ‘Local Centre – Small Town’. The town is served by local shops, services, 
community and educational facilities and includes a garage/ local convenience shop, a hair salon/ 
beauticians, pub, churches, primary school, crèche, playground/MUGA, GAA grounds and community 
centre. The public consultation issues paper notes that 'it is important that new and improved services 
and facilities are provided apace with the needs of the future population of the town and its hinterland.' 
and poses the question: 'what shops, services, facilities and infrastructure is needed to provide for 
existing and future populations, e.g. shops, community, sports, recreational, roads etc.?' 
 
We consider that the existing range of services and retailing serving Newcastle is not adequate to 
provide for the planned needs of the community over the life of the draft plan. Consummate with the 
proposal to adjust the position of the town in the county settlement hierarchy, we submit that the 
designation of Newcastle as a Level 4 centre, defined as normally containing 'one supermarket / 2 
medium sized convenience stores with a limited range of supporting shops and services to provide for 
the needs of the local population' is inadequate and will promote trade leakage and unnecessary trips 
to other locations. Accordingly we request that Newcastle be included in the draft development plan 
as a Level 3 - Tier 2 centre defined as follows: 'Level 3 centres have a good range of retail services, 
excluding large department stores or centres.' 
 
It is noted that other settlements such as Rathdrum with a current (2011) population of 1,638 is 
designated as a Level 3 - Tier 2 centre and provision should be  for Newcastle to be re-designated 
according due its planned 2022 population of 1,750 persons to allow for the appropriate level of retail 
and other services to be provided in tandem with population growth.   
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Figure 2.0 Wicklow Retail Hierarchy 

 
2.5 Employment 
 
In terms of employment provision the issues paper states the following: 
 

'Newcastle is located within close proximity to the larger towns of Bray, Wicklow 
and Greystones and to the Dublin metropolitan area. As such, it is reasonable to 
expect that a considerable amount of the town’s population will commute to these 
locations for work. Within the town, there are relatively limited job opportunities. In 
line with the projected increase in population, it is a requirement to ensure new 
employment can be facilitated capable of meeting the requirements of the existing 
and future residents.' 
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We do not dispute that it is likely that a considerable portion of the population will continue to 
commute to large centres for work. However this is also the case for service provision and retail 
functions.  
 
It is considered that in order to create a more self sustaining settlement the draft development plan 
should include a suite of policies and specific objectives to facilitate the development employment 
generating activities which are viable and can be sustained in Newcastle. In particular the plan should 
be flexible in encouraging a broad range of employment uses on suitably zoned lands and provide 
measures to remove constraints to development, such as infrastructural or site access constraints.  
 
2.6 Built and Natural Heritage 
 
We would like to draw the planning authority's attention to the ongoing refurbishment and upgrading 
of traditional buildings currently underway on the Blackditch Ltd. lands at southeast Newcastle. It is 
noted that Newcastle has a variety of built and natural heritage both within the town itself and within 
the hinterland of the plan area.  
 
Blackditch Ltd. agree that the protection and enhancement of the town natural and built assets is key 
to the future development of the town in a sustainable manner. It is requested that the development 
plan include objective which require a high standard of both traditional and contemporary architectural 
in the development of all lands within the town.  
 

 
Figure 1.0 High quality contemporary architecture should be actively encouraged by the Draft Wicklow 

Development Plan 2016-2022 
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Figure 2.0 Contemporary architecture has the potential to enhance the form and vitality of established 
  settlements within the county and should be promoted under the draft plan. 

 
2.7 Infrastructure 
 
The issues paper considers infrastructural provision within Newcastle as follows: 
 

'Infrastructure within a town includes a wide variety of services and functions, 
without which it could not function socially and economically. Infrastructure is 
essential in order for a town to grow and fulfil its potential. The existing water and 
wastewater infrastructure of the town is sufficient for current needs, however 
upgrading would be required to accommodate targeted population projections. The 
public realm in Newcastle could be improved, for example with more attractive 
street furniture, increased pedestrian links and connections between the core area 
and neighbouring natural amenity areas or nearly recreational facilities.' 

 
We also note the provisions of the Newcastle Town Development Plan which provides the following 
commentary in respect of Water Supply and Waste Water respectively: 
 

'Water Supply 
 
Newcastle is currently supplied by the Vartry Scheme via a Reservoir to the west of 
Newcastle, which has capacity of approx 90 m3. It is intended to upgrade this 
reservoir to 450m3 as part of the Newtownmountkennedy Regional Water Scheme, 
and upgrade distribution mains accordingly. These works are expected to be 
completed by 2010. The existing supply is capable of servicing new development 
until the new scheme is commissioned. 
 
Waste Water 
 
Newcastle is currently served by a Waste Water Treatment Plant located on Sea 
Road. The current capacity of the treatment plant is 1000 population equivalents 
(PE). However, while there are plans to carry out a limited upgrade of this plant, 
development will be constrained here until the new regional wastewater treatment 
plant proposed for Newcastle, Kilcoole, Kilpedder, Kilquade and 
Newtownmountkennedy at Leamore, Newcastle is commissioned. This is not 
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expected to be in place before 2011. No new significant development can take 
place until this infrastructure is in place.' 

 
The issues paper does not pose any questions or appear to seek views on the role of the 
development plan in term of the provision of infrastructure to serve Newcaslte. We submit that the 
draft plan has a very significant role to play in the strategic planning of regional infrastructure 
provision by Irish Water and the associated allocation of funding and timing of development. 
Blackditch Ltd. request that the draft plan include provisions which promote the active engagement 
between the planning authority, landowners and Irish Water to secure the timely provision of 
infrastructural services. It is also requested that specific policies be introduced to the plan to allow 
permission to be granted to allow phased development on all lands within the settlement on a market 
led basis and subject to individual proposals for service provision and connection.  
  
3.0 Conclusion 
 
We request that this submission be considered in the preparation of the County Development Plan 
2016-2022.  
 
Blackditch Ltd. would like to indicate their availability to discuss the contents of this submission with 
the officers of the planning authority if required and look forward to the publication of the draft 
development plan in due course.  
 
Should you require any further information please do not hesitate to contact the undersigned. 
 

 

 
____________ 
Kevin Hughes MIPI MRTPI  
Director 
for HPDC 
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Forward Planning Section, 
Wicklow County Council, 
County Buildings, 
Station Road, 
Wicklow Town, 
County Wicklow. 
 
 
         19th December 2014 
 
 
Dear Sir/Madam, 
 
RE: COUNTY WICKLOW DEVELOPMENT PLAN 2016-2022 
 
Introduction 
 
On behalf of our clients, Bluetone Properties Ltd. (in receivership) c/o DTZ, 164 
Shelbourne Road, Ballsbridge, Dublin 4, we wish to make a submission on the 
review of the Wicklow County Development Plan. 
 
Our clients own a substantial portion of land within Enniskerry.  The subject lands 
are located at Kilgarran Hill.  Under the current Enniskerry LAP, the subject lands 
are designated as an Action Area Plan area.  It is stated in the LAP that this Action 
Area is located west of Enniskerry town centre and immediately north of Kilgarran 
housing development, in the townland of Parknasilloge and has an area of c. 
16.25ha. It is stated that this action area shall be developed as a residential, open 
space, employment and community zone.  Our clients are currently finalising a 
comprehensive AAP for the lands which will be submitted shortly to Wicklow 
County Council for approval. 
 
Review of the Wicklow County Development Plan 2016 - 2022 
 
We have reviewed the Issues Paper associated with the review of the County Plan.  
This notes that it is intended to replace the current Enniskerry LAP 2009-2016 with 
a new plan for Enniskerry, which will form part of the Wicklow County Development 
Plan (CDP) 2016-2022. 
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The Issues Paper sets out the following questions regarding the future growth of 
Enniskerry.  It states: 
 
“Q. Is the role and function of Enniskerry, as a Level 5 ‘small growth town’, in line 
with future aspirations for the town for the period 2016-2022 and beyond ? 
 
The growth targets set out in the current CDP indicate that the population is 
targeted to grow to 2,500 by 2016 and 3,000 people by 2022. The new CDP will 
review these existing targets and set out new population growth targets up to 2028. 
 
Q. How big should Enniskerry be allowed to grow? Are the current growth targets 
appropriate and reasonable? Would it be appropriate to slow the pace of growth 
allowed in the existing plan? What should the target for 2028 be?” 
 
Settlement Hierarchy 
 
It is respectfully submitted that Enniskerry should retain its role within the 
settlement hierarchy as a level 5 small growth town. 
 
Enniskerry is well served by existing physical and social infrastructure and it is in 
accordance with the principles of sustainable development to consolidate 
development within such settlements. 
 
The Regional Planning Guidelines for the Greater Dublin Region support a policy 
of consolidation and that all future housing expansion should be directly connected 
to existing settlements within the GDA. A settlement hierarchy is set out in the 
guidelines and in this context, Enniskerry would be considered a small town. It is 
noted in the guidelines that within this category of settlement there are a range of 
types, with local commuter type towns located close to other larger centres and 
small commercial towns, remote from core commuter areas and having strong 
trading tradition serving a large rural hinterland. Enniskerry would fall within this 
latter category. 

 
The guidelines encourage that Development Plans recognise the key local 
importance of such economically active independent towns and that investment in 
social infrastructure is provided for such settlements due to the large rural 
hinterlands that such centres serve. The guidelines also recommend that levels of 
growth in such towns be managed in line with the ability of local services to cater 
for any growth. 
 
Despite its designation as a small growth town under the current Enniskerry LAP, 
the town has experienced relatively little development over the plan period.  In this 
regard there is adequate capacity for the town to support additional housing and 
development over the next plan period. The continued designation of zoned lands 
within the town to be developed in accordance with an AAP will ensure the 
planned, co-ordinated and phased development of further residential development 
in tandem with appropriate associated infrastructure over the next plan period. 
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In this context, the population targets set out in the current core strategy as they 
relate to Enniskerry are considered appropriate and will allow for the sustainable 
expansion of the town. 
 
Educational Facilities 
 
It is noted that since the publication of the LAP in 2009 a new primary school has 
been developed in Enniskerry.  Recent discussions with the Department of 
Education in the preparation of the AAP for the lands have revealed that the 
Department do not foresee the need for a further primary school in the town in the 
near future.  In this regard, the new plan for Enniskerry should consider the 
requirement for additional educational facilities in the town.  In particular the 
requirement on the current Kilgarron AAP lands for 1.2 ha to be provided for either 
the extension or relocation and expansion of St. Mary’s and St. Gerard’s national 
school should be reviewed as part of an overall audit of the likely future 
requirements for additional educational and social facilities for the town. 
 
Conclusion 
 
In conclusion it is requested that Enniskerry retains is designation within the 
settlement hierarchy as a small town and that the population projections set out in 
the current core strategy are retained.  This will facilitate the planned and 
sustainable expansion of the town. 
 
Secondly, it is requested that the future requirements of additional education 
facilities on the town is reviewed as part of the plan process. 
 
We would be grateful if our submission could be considered in the preparation of 
the plan. 
 
Yours sincerely, 
 
 
 
______________________________ 
John Spain Associates 
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1.0 Introduction 
 
Hughes Planning and Development Consultants, The Mash House, Distillery Road, Dublin 3 on behalf 
of Blackditch Ltd., Blackditch Farm, Newcastle, Co. Wicklow wish to make this submission to the 
Wicklow County Council review of the County Development Plan 2010-2016 and towards the 
preparation of a new County Development Plan for its functional area for the period 2016-2022.  
 
We request that the recommendations of this submission be given full consideration in preparation of 
the forthcoming County Development Plan 2016-2022 in accordance with Part II Section 11 of the 
Planning and Development Act 2000 (as amended). This submission has regard to p51-52 of the 
Wicklow County Council Issues Booklet (Stage 1 Public Consultation), which relates to the strategic 
designation of the settlement of Newcastle, Co. Wicklow. 
 
2.0 Pre-Draft Public Consultation Issues Booklet 
 
2.1 Vision and Development Strategy 
 
It is noted that the issues paper published with the initial call for submissions at the pre-draft stage of 
the development plan indicates that the draft plan will include a strategic vision for Newcastle, which 
will underpin all other objectives of the plan. Blackditch Ltd. are a substantial landowner of 
approximately 200 acres of zoned and unzoned lands immediately adjacent to the built up area to the 
southeast of the town.  
 
Blackditch Ltd. have commenced a substantial programme of refurbishment of existing heritage 
buildings on their lands on foot of consents obtained earlier in 2014 and intend to bring forward 
development proposals for zoned lands within their ownership over the life of the draft plan. 
Accordingly, the opportunity to participate in shaping the vision for the town and the strategic 
designation of Newcastle as a settlement in the Wicklow development hierarchy is welcomed. It is 
also the intention of Blackditch Ltd to bring forward specific proposals in relation to their lands on 
publication of the draft development plan in 2015.  
 
The issues paper poses the question "what is your ‘vision’ for the future role and function of 
Newcastle?". Blackditch Ltd. consider Newcastle to constitute a vibrant settlement with a good critical 
mass capable of supporting local services, retailing, employment and a strong population base while 
taking advantage of the location of the settlement and heritage features of the town to promote local 
tourism. Blackditch Ltd. requests that the draft development plan adopt a dynamic and progressive 
approach to the development of the settlement over the plan period with a series of policy initiatives 
and measures to be included in the draft plan. These measure should proactively encourage 
development and to facilitate engagement with landowners and employers who can bring forward 
proposals consistent with the vision for the town.  
 
2.2 Population and Town Development 
 
Under the current Wicklow Development Plan 2010-2016 Newcastle is designated a Level 6 ‘Rural 
Town’. This settlement type is defined as 'strong rural towns, with a good range of infrastructural 
services that are suited to accommodating a significant element of urban generated housing demand, 
with necessary controls in place to ensure that local demand can also be met. Rural towns should aim 
to attract smaller local type investment, in primarily ‘product’ type or manufacturing based industries. 
Retail services and community facilities shall provide for the local needs of the immediate population 
and its catchment.'  
 
The town has been set a population growth target of 1500 people by 2016 and 1750 people by 2022 
in the current plan. This would represent an increase of 53% over the recorded population of 2011. 
The issues booklet with regard to the development of the town asks: 'Is the role and function of 
Newcastle, as a Level 6 ‘rural town’, in line with future aspirations for the town for the period 2016-
2022 and beyond?' 
 
Blackditch Ltd. consider the settlement to have a significant role to play in the settlement hierarchy of 
the county. The designation of the settlement within the Regional Planning Guidelines for the Greater 
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Dublin Area 2010-2022 as a 'Small Growth Town'
1
 along with settlements such as Aughrim, 

Baltinglass, Carnew, Enniskerry, Kilcoole and Tinahely is noted. These towns are accordingly 
designated as Level 5 - Small Growth Towns in the current development plan to correspond with their 
designation within the Regional Planning Guidelines. These settlements have also been provided with 
population targets for 2022 as follows: Aughrim (2,000); Baltinglass (3,500); Carnew (2,000), 
Enniskerry (5,000); Kilcoole (5,000) and Tinahely (1,550). Newcastle is conspicuous by its absence 
from the Level 5 settlement class particualr when regard is had to the location of the settlement, 
existing critical mass and availability public transport (Dublin Bus) and road transportation links to the 
national road network via the M11 motorway/national primary road. 
 

 
Figure 1.0 Wicklow Settlement Strategy 

                                                           
1
 p6, Wicklow County Council Pre-Draft Public Consultation Issues Booklet, October 2014 
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It is considered that having regard to the current development plan population target (of 1,750 
persons being in excess of that for Tinahely) and the RPG designation for Newcastle combined with 
the existing critical mass and potential of the town that Newcastle should be re-designated as a 'Level 
5.0 - Small Town' in the draft development plan. This revision would allow an appropriate allocation of 
resources to address the provision of infrastructural and social services and facilities allow the 
settlement to achieve its potential and population targets for 2022. 
 
2.3 Growth Targets 
 
The current growth targets for the town indicate that the population of Newcastle is targeted to grow to 
1,500 people by 2016 and 1,750 people by 2022. The new county development plan will review these 
existing targets and set out new population growth targets up to 2028. 
 
The current growth target is considered to be reasonable, however it is considered that provision for 
further planned population increase should be made for the period 2022 to 2028 in the draft plan. An 
appropriate target for 2028 would be to facilitate the gradual and organic growth of the settlement 
having regard to the expected average increase in the national population. According, we submit that 
an appropriate population target for Newcastle for the period up to 2028 would be 2,500 persons. this 
would facilitate moderate and planned growth of the settlement over time and the phased delivery of 
the necessary infrastructure, housing and supporting services to accommodate this growth. 
 
2.4 Retail, Services and Community Facilities 
 
Under the ‘Retail Hierarchy for County Wicklow’ set out in the current development plan, Newcastle is 
designated a Level 4 ‘Local Centre – Small Town’. The town is served by local shops, services, 
community and educational facilities and includes a garage/ local convenience shop, a hair salon/ 
beauticians, pub, churches, primary school, crèche, playground/MUGA, GAA grounds and community 
centre. The public consultation issues paper notes that 'it is important that new and improved services 
and facilities are provided apace with the needs of the future population of the town and its hinterland.' 
and poses the question: 'what shops, services, facilities and infrastructure is needed to provide for 
existing and future populations, e.g. shops, community, sports, recreational, roads etc.?' 
 
We consider that the existing range of services and retailing serving Newcastle is not adequate to 
provide for the planned needs of the community over the life of the draft plan. Consummate with the 
proposal to adjust the position of the town in the county settlement hierarchy, we submit that the 
designation of Newcastle as a Level 4 centre, defined as normally containing 'one supermarket / 2 
medium sized convenience stores with a limited range of supporting shops and services to provide for 
the needs of the local population' is inadequate and will promote trade leakage and unnecessary trips 
to other locations. Accordingly we request that Newcastle be included in the draft development plan 
as a Level 3 - Tier 2 centre defined as follows: 'Level 3 centres have a good range of retail services, 
excluding large department stores or centres.' 
 
It is noted that other settlements such as Rathdrum with a current (2011) population of 1,638 is 
designated as a Level 3 - Tier 2 centre and provision should be  for Newcastle to be re-designated 
according due its planned 2022 population of 1,750 persons to allow for the appropriate level of retail 
and other services to be provided in tandem with population growth.   
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Figure 2.0 Wicklow Retail Hierarchy 

 
2.5 Employment 
 
In terms of employment provision the issues paper states the following: 
 

'Newcastle is located within close proximity to the larger towns of Bray, Wicklow 
and Greystones and to the Dublin metropolitan area. As such, it is reasonable to 
expect that a considerable amount of the town’s population will commute to these 
locations for work. Within the town, there are relatively limited job opportunities. In 
line with the projected increase in population, it is a requirement to ensure new 
employment can be facilitated capable of meeting the requirements of the existing 
and future residents.' 
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We do not dispute that it is likely that a considerable portion of the population will continue to 
commute to large centres for work. However this is also the case for service provision and retail 
functions.  
 
It is considered that in order to create a more self sustaining settlement the draft development plan 
should include a suite of policies and specific objectives to facilitate the development employment 
generating activities which are viable and can be sustained in Newcastle. In particular the plan should 
be flexible in encouraging a broad range of employment uses on suitably zoned lands and provide 
measures to remove constraints to development, such as infrastructural or site access constraints.  
 
2.6 Built and Natural Heritage 
 
We would like to draw the planning authority's attention to the ongoing refurbishment and upgrading 
of traditional buildings currently underway on the Blackditch Ltd. lands at southeast Newcastle. It is 
noted that Newcastle has a variety of built and natural heritage both within the town itself and within 
the hinterland of the plan area.  
 
Blackditch Ltd. agree that the protection and enhancement of the town natural and built assets is key 
to the future development of the town in a sustainable manner. It is requested that the development 
plan include objective which require a high standard of both traditional and contemporary architectural 
in the development of all lands within the town.  
 

 
Figure 1.0 High quality contemporary architecture should be actively encouraged by the Draft Wicklow 

Development Plan 2016-2022 
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Figure 2.0 Contemporary architecture has the potential to enhance the form and vitality of established 
  settlements within the county and should be promoted under the draft plan. 

 
2.7 Infrastructure 
 
The issues paper considers infrastructural provision within Newcastle as follows: 
 

'Infrastructure within a town includes a wide variety of services and functions, 
without which it could not function socially and economically. Infrastructure is 
essential in order for a town to grow and fulfil its potential. The existing water and 
wastewater infrastructure of the town is sufficient for current needs, however 
upgrading would be required to accommodate targeted population projections. The 
public realm in Newcastle could be improved, for example with more attractive 
street furniture, increased pedestrian links and connections between the core area 
and neighbouring natural amenity areas or nearly recreational facilities.' 

 
We also note the provisions of the Newcastle Town Development Plan which provides the following 
commentary in respect of Water Supply and Waste Water respectively: 
 

'Water Supply 
 
Newcastle is currently supplied by the Vartry Scheme via a Reservoir to the west of 
Newcastle, which has capacity of approx 90 m3. It is intended to upgrade this 
reservoir to 450m3 as part of the Newtownmountkennedy Regional Water Scheme, 
and upgrade distribution mains accordingly. These works are expected to be 
completed by 2010. The existing supply is capable of servicing new development 
until the new scheme is commissioned. 
 
Waste Water 
 
Newcastle is currently served by a Waste Water Treatment Plant located on Sea 
Road. The current capacity of the treatment plant is 1000 population equivalents 
(PE). However, while there are plans to carry out a limited upgrade of this plant, 
development will be constrained here until the new regional wastewater treatment 
plant proposed for Newcastle, Kilcoole, Kilpedder, Kilquade and 
Newtownmountkennedy at Leamore, Newcastle is commissioned. This is not 
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expected to be in place before 2011. No new significant development can take 
place until this infrastructure is in place.' 

 
The issues paper does not pose any questions or appear to seek views on the role of the 
development plan in term of the provision of infrastructure to serve Newcaslte. We submit that the 
draft plan has a very significant role to play in the strategic planning of regional infrastructure 
provision by Irish Water and the associated allocation of funding and timing of development. 
Blackditch Ltd. request that the draft plan include provisions which promote the active engagement 
between the planning authority, landowners and Irish Water to secure the timely provision of 
infrastructural services. It is also requested that specific policies be introduced to the plan to allow 
permission to be granted to allow phased development on all lands within the settlement on a market 
led basis and subject to individual proposals for service provision and connection.  
  
3.0 Conclusion 
 
We request that this submission be considered in the preparation of the County Development Plan 
2016-2022.  
 
Blackditch Ltd. would like to indicate their availability to discuss the contents of this submission with 
the officers of the planning authority if required and look forward to the publication of the draft 
development plan in due course.  
 
Should you require any further information please do not hesitate to contact the undersigned. 
 

 

 
____________ 
Kevin Hughes MIPI MRTPI  
Director 
for HPDC 
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Forward Planning Section, 
Wicklow County Council, 
County Buildings, 
Station Road, 
Wicklow Town, 
County Wicklow. 
 
 
         19th December 2014 
 
 
Dear Sir/Madam, 
 
RE: COUNTY WICKLOW DEVELOPMENT PLAN 2016-2022 
 
Introduction 
 
On behalf of our clients, Bluetone Properties Ltd. (in receivership) c/o DTZ, 164 
Shelbourne Road, Ballsbridge, Dublin 4, we wish to make a submission on the 
review of the Wicklow County Development Plan. 
 
Our clients own a substantial portion of land within Enniskerry.  The subject lands 
are located at Kilgarran Hill.  Under the current Enniskerry LAP, the subject lands 
are designated as an Action Area Plan area.  It is stated in the LAP that this Action 
Area is located west of Enniskerry town centre and immediately north of Kilgarran 
housing development, in the townland of Parknasilloge and has an area of c. 
16.25ha. It is stated that this action area shall be developed as a residential, open 
space, employment and community zone.  Our clients are currently finalising a 
comprehensive AAP for the lands which will be submitted shortly to Wicklow 
County Council for approval. 
 
Review of the Wicklow County Development Plan 2016 - 2022 
 
We have reviewed the Issues Paper associated with the review of the County Plan.  
This notes that it is intended to replace the current Enniskerry LAP 2009-2016 with 
a new plan for Enniskerry, which will form part of the Wicklow County Development 
Plan (CDP) 2016-2022. 
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The Issues Paper sets out the following questions regarding the future growth of 
Enniskerry.  It states: 
 
“Q. Is the role and function of Enniskerry, as a Level 5 ‘small growth town’, in line 
with future aspirations for the town for the period 2016-2022 and beyond ? 
 
The growth targets set out in the current CDP indicate that the population is 
targeted to grow to 2,500 by 2016 and 3,000 people by 2022. The new CDP will 
review these existing targets and set out new population growth targets up to 2028. 
 
Q. How big should Enniskerry be allowed to grow? Are the current growth targets 
appropriate and reasonable? Would it be appropriate to slow the pace of growth 
allowed in the existing plan? What should the target for 2028 be?” 
 
Settlement Hierarchy 
 
It is respectfully submitted that Enniskerry should retain its role within the 
settlement hierarchy as a level 5 small growth town. 
 
Enniskerry is well served by existing physical and social infrastructure and it is in 
accordance with the principles of sustainable development to consolidate 
development within such settlements. 
 
The Regional Planning Guidelines for the Greater Dublin Region support a policy 
of consolidation and that all future housing expansion should be directly connected 
to existing settlements within the GDA. A settlement hierarchy is set out in the 
guidelines and in this context, Enniskerry would be considered a small town. It is 
noted in the guidelines that within this category of settlement there are a range of 
types, with local commuter type towns located close to other larger centres and 
small commercial towns, remote from core commuter areas and having strong 
trading tradition serving a large rural hinterland. Enniskerry would fall within this 
latter category. 

 
The guidelines encourage that Development Plans recognise the key local 
importance of such economically active independent towns and that investment in 
social infrastructure is provided for such settlements due to the large rural 
hinterlands that such centres serve. The guidelines also recommend that levels of 
growth in such towns be managed in line with the ability of local services to cater 
for any growth. 
 
Despite its designation as a small growth town under the current Enniskerry LAP, 
the town has experienced relatively little development over the plan period.  In this 
regard there is adequate capacity for the town to support additional housing and 
development over the next plan period. The continued designation of zoned lands 
within the town to be developed in accordance with an AAP will ensure the 
planned, co-ordinated and phased development of further residential development 
in tandem with appropriate associated infrastructure over the next plan period. 
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In this context, the population targets set out in the current core strategy as they 
relate to Enniskerry are considered appropriate and will allow for the sustainable 
expansion of the town. 
 
Educational Facilities 
 
It is noted that since the publication of the LAP in 2009 a new primary school has 
been developed in Enniskerry.  Recent discussions with the Department of 
Education in the preparation of the AAP for the lands have revealed that the 
Department do not foresee the need for a further primary school in the town in the 
near future.  In this regard, the new plan for Enniskerry should consider the 
requirement for additional educational facilities in the town.  In particular the 
requirement on the current Kilgarron AAP lands for 1.2 ha to be provided for either 
the extension or relocation and expansion of St. Mary’s and St. Gerard’s national 
school should be reviewed as part of an overall audit of the likely future 
requirements for additional educational and social facilities for the town. 
 
Conclusion 
 
In conclusion it is requested that Enniskerry retains is designation within the 
settlement hierarchy as a small town and that the population projections set out in 
the current core strategy are retained.  This will facilitate the planned and 
sustainable expansion of the town. 
 
Secondly, it is requested that the future requirements of additional education 
facilities on the town is reviewed as part of the plan process. 
 
We would be grateful if our submission could be considered in the preparation of 
the plan. 
 
Yours sincerely, 
 
 
 
______________________________ 
John Spain Associates 
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 Corrella 

St. Vincent Road 

Greystones 

Co. Wicklow 

boisvigneron@eircom.net 

 

December 23, 2014 

 

Address for correspondence: 

The Manor House 

Norwich Road 

Swaffham 

PE37 7QR 

England 

SUBMISSION: County Wicklow Development Plan 2016-2022 

 

Dear Sir/Madam, 

 

I wish to make the following submission regarding the County Wicklow Development Plan 

2016-2022. 

 

THE RECORD OF PROTECTED STRUCTURES 

 

In the Issues Booklet, it is stated: "the Planning Authority has a legal responsibility to 

prepare a RPS which is a record of structures of special architectural, historical, 

archaeological, artistic, cultural, scientific, social or technical interest. The Council facilitates 

the preservation and protection of the structures included in the RPS. This includes 

protecting the character and setting of the protected structure itself through the control of 

alterations to it, and through the control of the design of adjacent buildings and 

surroundings." In this connection, I wish to make the following comments. 

 

Q. Are there any structures you think should be on the RPS? Where are they located and 

why should they be included? 

 

The dwelling house Corrella and its attendant grounds, situated on St. Vincent Road, 

Greystones, should be placed on the Record of Protected Structures. The house and its 

grounds are almost the sole remaining property retaining its garden and the original setting 

in tact within the ACA of the Burnaby. It is an excellent example of Domestic Revival or Arts 

and Crafts architecture in the Burnaby. My family has owned Corrella for 40 years and I 

have been forced recently to fight very hard to protect the property from speculative 

development proposals. It is at imminent risk. The property is listed as reference 16304070 on 

the NIAH register. A photograph is included at the end of this submission. 

 

Corrella, St. Vincent Road, Greystones, Co. Wicklow, was built in 1899-1900 by Lady 

Charlotte Ball-Greene, widow of Sir John Ball-Greene, the Commissioner of Valuations in 

Ireland. The house is in the Domestic Revival style and the garden was laid out as in the 

Arts-and-Crafts fashion of the period, with wide herbaceous borders and a maze of tiny 

paths traversing the park and the small woodland. 
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The other protected structures (e.g. Moorlands, Whitshed Road, Greystones) in the Burnaby 

ACA either have had their gardens destroyed by development or are under threat. In the 

case of Khiva, Pavilion Road, Greystones, we flag the contested decision by the Wicklow 

County Council and An Bord Pleanala, references 4/1258 and 09/1329. I add further 

observations on this matter below in the rubric on ACAs. 

 

Q. Do all existing structures in the list merit protection? 

On a relative basis, it is clear that Corrella is a superior example of Domestic Revival or Arts 

and Crafts architecture than, for example, Moorlands, which is listed on the RPS, NIAH 

reference 16304099. If there were some quota, then on relative merit, it would be preferable 

to include Corrella, rather than Moorlands. 

  

Q. Is the RPS representative of the range of built heritage structures in the county? 

No. The RPS contains no example of an Arts and Crafts house with its original attendant 

grounds. However, Corrella, with its original attendant grounds, St. Vincent Road, 

Greystones, is a near perfect example but is missing from the RPS. 

 

 

ARCHITECTURAL CONSERVATION AREA (ACA) 

 

In the Issues Booklet, it is further stated that "a place, an area or group of structures or 

townscape, that is of special architectural, historical, archaeological, artistic, cultural, 

scientific, social or technical interest, or that contributes to the appreciation of a protected 

structure, may be designated an ACA. ACAs aim to preserve and enhance the appearance of 

an area. ACAs have been established in: Wicklow Town (5 areas), Bray (2 areas), Enniskerry, 

Tinahely, Dunlavin, Rathdrum, Blessington, Greystones (3 areas) and Delgany." 

 

Q. How do we strike the right balance between protecting potential ACAs and the active 

use of buildings and places? 

 

There are several issues. In my view, there have been notable failures to protect existing 

ACAs, in particular, the Burnaby, Greystones, where permissions have been granted in an 

inconsistent and apparently random way, without evidence of due attention to the explicit 

heritage guidelines and without evidence of vigilant critical scrutiny of the documentation 

supplied in applications for development permission within ACAs. Let me give a specific 

recent illustration of bad practice in this regard. 

 

Consider the planning reference 14/1258, where an initial application, reference 09/1329, was 

first made and represented as not falling within an ACA. Permission was duly granted, 

despite the misrepresentation relating to the ACA status. A further application for a larger 

structure, reference 14/1258, was then made, also on the same erroneous basis, supported by 

an arboreal assessment that was out-of-date and invalid. Four parties, pointing out the issues 

and flaws in the application, lodged detailed and carefully prepared objections. Yet, 

permission was duly granted, and a subsequent appeal was rejected without any explicit 

consideration of the apparent misrepresentation relating to ACA status or the use of invalid 

documentation. The appeal judgement simply reiterates the same text of the Council's 

judgement, admitting that some injury to the amenity would be caused, but ignoring the 
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other elements relating to an application that had been submitted asserting that no ACA was 

involved. This is a public disgrace. It is well known that the Burnaby is a designated ACA 

and there is an active Burnaby Preservation Society. If an application relies in any way on 

false information relating to the well-known status of an ACA, it should be rejected out of 

hand, since the balance of probability is that such applications are attempts to mislead the 

Council in order to secure permission. 

 

This type of decision-making is the wrong way to strike a balance between protecting ACAs, 

existing and future, and the active use of buildings and places. It makes a total mockery of 

the concept of an ACA.  

 

Inconsistent rulings damage ACAs. Let me supply a further example also relating to the 

Burnaby ACA. 

 

Compare the two applications, references 13/8971 and 14/1258, both of which concern two 

contiguous sites on the Pavilion Road in the Burnaby ACA. In its request (18/02/2014) for 

further information relating to application 13/8971, the Planning Authority explicitly states 

the following grounds for probable refusal of an application: (1) variance with existing 

pattern of development; (2) adverse impact on the existing character of the ACA; (3) 

proximity to an existing single-storey dwelling, and (4) failure to adopt policy railings. Here, 

the Planning Authority gives guidance, but fails to apply the same rules in relation to the 

application for permission to develop an immediately proximate site targeted by 14/1258. 

 

The Council states clear grounds for a probable refusal, yet in the case of 14/1258, these are 

totally ignored and omitted from any mention in the various decisions relating to 14/1258. 

This is a glaringly inconsistent application of clear guidelines. It results in bad planning 

decisions. It undermines the status of ACAs generally, and of the Burnaby ACA in 

particular. 

 

In conclusion, I wish to emphasise the general principles of good planning decisions 

relating to the RPS and ACAs. I have illustrated the important issues, insofar as they are 

known to me in the case of the ACA of the Burnaby, Greystones. I hope this will be of service 

to you in your new Plan and that you may perhaps draw to the attention of the appropriate 

oversight bodies those specific issues which I have raised in connection with the Burnaby 

ACA.  

 

Sincerely, 

 

 

 

 

Dr Eoin Coleman. 
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Corrella, St Vincent Road, Burnaby, Greystones, Co. Wicklow. 

 

 
 

 
Corrella, St. Vincent Road, Greystones, Co. Wicklow, was built in 1899-1900 by Lady Charlotte Ball-
Greene, widow of Sir John Ball-Greene, the Commissioner of Valuations in Ireland. The house is in the 
Domestic Revival style and the garden was laid out as in the Arts-and-Crafts fashion of the period, 
with wide herbaceous borders and a maze of tiny paths traversing the park and the small woodland. 
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VISION, CORE STRATEGY AND GOALS 

 

High Level Goal 

Missing from the Vision and Core Strategy is any mention of the role Wicklow, in particular the Wicklow 
Mountains and coastal areas, plays in meeting the leisure needs of the residents of Dublin and the Greater 
Dublin area, and of tourists to Ireland.  The capital city has over a million residents and is very dependent on 
Wicklow for leisure, sport and access to wilderness on the city’s doorstep -- one of its major assets as a capital 
city: e.g.EG Goal 6 just refers to the recreational needs of rural population. 

 

Core Strategy 

The Settlement Hierarchy definition is unclear.  Why are different hierarchy’s proposed for villages: Avoca is 
classified as village but Enniskerry a village also is classified as a small growth town! Enniskerry is of very 
limited size (core village could only have a population of less than 300) and provides only limited services to the 
area (no bank, post office or cash machines). Furthermore, Roundwood, much larger in size is only given 
County Level Development Plan 6 whereas Enniskerry is given level 5: This seems to clearly mean that 
planners are to be allowed to zone more land for housing in Enniskerry than Roundwood which is has greater 
flat land for expansion than Ennikserry deep in a hillside valley between two rivers. The hierarchy also fails to 
mention others issues such as environmental issues, protection of outstanding areas of natural beauty and tourist 
considerations in setting the hierarchy.  

Enniskerry should be given a lower status as a village with development level 6. 

 

Population 

It is very difficult to assess the population figures given as the basis of 2006 is unrealistic. The most recent 
census details should have been used. Future figures must be more realistically based.  Moreover catchment area 
for Enniskerry village appears to include major rural zones. Which does not appear to be the case for other 
towns and villages e.g Roundwood’s population  (790 in 2011) seems to be low compared to that of Enniskerry 
(1900 in 2011) given it also has housing estates.  

Land Zoning 

Geographical and climate change constraints must be taken into account: e.g. housing should not be built along 
river valleys or their banks and hillsides. Enniskerry is the victim of substantial and unacceptable water run-off 
and erosion and road deterioration in some areas due to the construction around it in recent years.  Little account 
was taken in the past of the effect of insertion of new estates and houses on existing roads. All zoning must 
include impact statement on flood control, roads and traffic and implications for inhabitants.  

Housing Policies 

One-off or housing clusters in the countryside should not be allowed in sensitive scenic areas and where they 
‘suburbanise’ a rural landscape that has up to now remained open.  Large bungalows on high platforms without 
any planting around them remains the norm in Ireland and are a blight on the landscape. More stringent planning 



requirements to site new building lower into hillside sites with strict planting regimes could alleviate some of 
the blight. (As is done in other countries). 

Development and Design Standards 

Large sprawling bungalows are inefficient and wasteful of resources. More compact housing in keeping with 
traditional models but modernised with regard to light and heat should be encouraged. This should be included 
in regulations.  Protected structures in the County should be monitored for deterioration especially when left 
empty.  

Wicklow is a zone of outstanding natural beauty and efforts continued to ensure this for future generations. 

Tourism Potential 

Enniskerry-Powerscourt has a major potential for development. Enniskerry with its buslink to Dublin is a major 
entry point to Wicklow. Unfortunately until now there has been little linked up planning between the village and 
Powerscourt estate to jointly manage problems generated by increased traffic and draining by the estate of 
tourism revenues from the village.   

Enniskerry is a major destination for walkers and cyclists for whom no safe pathways or walking routes out of 
the village to the mountains currently exist. Instead they are forced onto narrow roads with no footpaths which is 
dangerous and a deterrent to development of tourism. These are currently the main groups that bring revenues to 
the village.  Safe walking paths and cycle tracks are needed into the Glencree and Glencullen  valleys.  The 
Dargle and Glencullen river valleys could be major tourist attractions. In particular the stunning rock gorges 
along the Dargle should be opened up for walkers and rights- of- way brought back into more general use. The 
road (now closed off) that runs all the way alongside the river from the N11 to the Powerscourt Waterfull could 
also be a major walking and cycle access up from Bray. ( It was a major Victorian tourist attraction).  

Both the Dargle and Glencullen valleys should be designated Special Areas of Amenity/Conservation and 
protected for future generations.   

Currently there are dangers posed by a major development under  consideration by Wicklow County Council on 
a AA4 designated site along the Coookstown Road  overlooking the Dargle river which poses  a direct  threat to 
the Dargle valley and views of the Sugarloaf. 

 

Built and Natural heritage including landscapes 

Green infrastructure 

The Glencullen and Dargle river valleys should be officially protected. The focus should be on preserving 
natural areas, habitats, use for recreation and as greenways. (Currently only the Knocksink reserve provides any 
protection to the Glencullen river near Enniskerry.  

Landscape.  

Wicklow is endowed with wonderful landscape of natural beauty and interest.   

Yes there must be different policies for development to protect the vulnerable areas of natural beauty which 
have historic resonance and recreation and tourism potential.  

Areas of outstanding natural beauty and Areas of Special amenity must be subject to strict planning laws that are 
non-negociable by planners.  There is sufficient space for developers outside these areas so there should be no 
case made for development where an area is designated. For too long Ireland has been blighted by such 
exceptions.  



Wicklow should also be seeking to develop  more coastal pathways for walkers as Wales has done which has 
immense tourist potential.  

Rights of Way. 

The Coucil can facilitate the preservation of these rights by officially mapping them and defending walkers 
rights in court rather than leading it to individuals and walkers to try to keep them open. For too long Ireland has 
allowed these rights to be steadily eroded by landowners.  



Submitted on Wednesday, December 24, 2014 - 15:04 Submitted by anonymous user: 
[82.141.249.85] Submitted values are: 
 
Name: Cunnane Stratton Reynolds Ltd 
Organisation, Group, Company, etc : 
Address: 3 Molesworth Place Dublin 2 
Email: eprenter@csrlandplan.ie 
    --Topics-- 
      -: Vision_and_Core_Strategy 
      -: 
      -: 
      -: 
      -: 
      -: 
      -: 
      -: 
      -: 
      -: 
      -: 
      -: Town_and_Settlement_Plans 
      -: 
 
 
Submission - If you wish to make comments on a topic, please fill in the box 
below: 
Hi, 
Can we suggest that the emerging County Plan set as one of its key objectives 
economic investment and economic regeneration in the strongest or clearest 
possible terms? 
 
This can be harnessed and achieved in the context of the proper planning and 
sustainable development of the County. 
 
We would respectively suggest that all development control (more recently 
called 'development management') standards be reconsidered for town centres in 
particular. We believe that that there is a greater degree of flexibility that 
can be applied to car parking, open space and density standards etc without 
compromising the objective of quality development and indeed best planning 
practice. Such a loosening of these standards in these locations (but not at 
the expense of achieving quality development) will act as counterfoil to what 
are still very strict limitations on development in the countryside. The 
proper planning and sustainable development of town centres can be achieved 
where for example car parking standards are maxima and not minima or where 
open space may not be provide where significant amenities are located nearby. 
 
Such standards might also be set aside if there are other compelling reasons 
for development being granted planning permission. 
 
You might also please advise on whether this submission will be retained as I 
am not sure I see a save function. 
 
Regards and thanks, 
 
Eamonn Prenter 
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                                                                                                                                         Ballinagore, 

                                                                                                                                         Ballycoogue, 

                                                                                                                                         Arklow, 

                                                                                                                                         Co. Wicklow. 

                                                                                                                                         19-12-2014. 

Administrative Officer, 

Wicklow County Council, 

Station Road, 

Wicklow Town. 

                                           Submission to the Co. Wicklow Development Plan 2016 -2022 under the area                                                                                           
identified in the ISSUES booklet as; Renewable Energy. 

1 Renewable energy technologies will be necessary in the future but caution is necessary 
when new technologies are being explored so that factors like safety, public health, 
environmental harmony, economic viability and long term sustainability are satisfied. Public 
acceptability is basic and will not occur where there is not sufficient public consultation and 
this consultation taken on board. 

2 Factors like the effect of new technologies on flora and fauna and the balance that has 
developed between these and human habitation should not be disturbed. 

3 The preservation of safe clean water resources for residents of surrounding rural areas and 
towns are of paramount importance. 

4 The impact of new technologies on present and future town, rural and upland areas needs 
serious attention so as to preserve harmony and not create opposition and public rejection. 

5 A wide range of renewable energy resources should be examined including wave energy, 
solar energy and biomass energy – presently there seems only a concentration on wind 
energy. 

6 A fragile and slowly recovering tourist industry needs to be safeguarded and nourished and 
tourist areas need to be preserved and protected.  

7 In the light of the above; Large scale industrial development from, for example, the 
sprawling wind farms with their massive steel pylons topped by incongruously large swirling 
blades, based on huge environmentally incompatible concrete foundations are contrary to 
points 1 to 6 above and measures need to be taken to strictly control developments of such 
wind farms in Co. Wicklow. Construction of roadways to cater for massive transport trucks 
to transport in the raw materials into mountain, hill and ridge areas become inevitable and 
lasting scars on the landscape. 

8 Great concern is being expressed with the permission to develop a proposed windfarm at 
Raheenaleagh when public  knowledge regarding the harmful effects of such developments 
was in its infancy and public consultation was considered minimal and inadequate. 



9 Any planning application to extend this windfarm should be totally rejected under the 
criteria of the Planning and Development Act 2000 – Adopted Variation no.4, amended May 
2014 and under the Regional Planning Guidelines, June 2010. 

10 The Guidelines aim to protect Rural Tourism from ‘pressures of commercialisation and 
development that serve to undermine rural economic systems, landscapes and conservation 
areas thus losing what makes such destinations attractive and special places to visit’ (5.4.2. 
p.106) and Guidelines 6.4 state that water supply is ‘an issue of concern since the early 
1990’s’ and that we should ‘protect and work to improve water quality’ (6.5.1.p.129). 

11 As all are aware Arklow’s supply of water comes from the Goldmine river rising on the slopes 
of Croghan Mountain and South Wicklow is slowly beginning to see Tourism recovering. 

12 Arklow, Woodenbridge, Avoca, Aughrim and hinterland are scenic areas and any industrial 
development should take cognisance of ‘visual and landscape sensitivity’ (appendix 1, 
section 3a of Planning and Development Act 2000). 

13 In keeping with the above, we would view with equal concern the possible imminent 
application for planning permission for a windfarm at Ballymanus which would conflict with 
the Regional and local Planning  and Development criteria. The attendance at the 
Information evening in Lawless’s on 13 October last would reinforce anyone’s misgivings 
who are concerned about proper development of a responsible wind energy policy for Co. 
Wicklow. 

14 In conclusion we would wish to make some suggestions, and these are reinforced by the 
comments made recently by a couple who live in the shadow of revolving turbines in South 
Wicklow at a recent public information meeting in Aughrim on 6th October and whose life, 
and health, physical and psychological, has been negatively affected by this windfarm – the 
daily experience of people living near windfarms too closely erected to dwelling houses is 
more valuable and significant than detached statistics developed well away from the 
windfarm site. Vested interests of Developers should not influence decision making. 

15 Suggestions: that the Planning and Development Act should be further amended to say that 
the distance of wind turbines from residences should be at least doubled to twenty  
(20)times the diameter of the rotor blade (not 10 times as at present) and shadow flicker 
and noise levels should be continuously monitored. 
That: ‘tall’ turbines should not be erected on farm, hill or ridge areas in any cases. 
That: in the light of the points made in the above submission and for any other equally 
cogent reasons; that Croghan Mountain and Ballymanus should be deemed unacceptable 
sites for windfarm and wind turbine development and be rejected by Wicklow Co. Council 
and by Bord Pleanala also if repealed to this Bord. 
 
Thanking you for the opportunity to make a submission to an issue of such vital importance 
and of such public interest. 
 
Yours sincerely, 
 
 
 Charles Kavanagh 
Colette Kavanagh  and Family. 
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Lioscarran House, 32 Dale Road, Kilmacud, Stillorgan, County Dublin, Ireland.  

Telephone: +353 1 2831611 Fax: +353 1 28897VAT no.: 3108374T 

Email: auveen@auveenbyrne.ie:  Website: www.auveenbyrne.ie 

 

Date: 22.12.2014 

RE: Wicklow Co. Development Plan 2016-2022 

Item: Pre-Draft Submission on behalf of Knockree Developments Ltd. in relation to the Core 

Strategy, Settlement Hierarchy, Population Targets and Housing Land Budgets, with particular 

reference to the town of Kilcoole. 

 

1.0 INTRODUCTION 

1.1 This submission concerns the town of Kilcoole, its position in the settlement hierarchy of 

Wicklow and appropriate population targets and residential land budgets, to the Plan horizon date 

of 2028. 

1.2 The submission is prepared and lodged on behalf of Knockree Developments Ltd. The Co. Council 

will be aware that the company owns land in Kilcoole and made submissions seeking re-zoning of the 

land during the process of preparation of the Greystones-Delgany-Kilcoole Development Plan 2013-

2019. Cognisant of the provisions of 11(2)(bc) of the Planning and Development Acts 2000-2014, this 

submission is confined to matters which it is appropriate to raise at this pre-draft consultation stage 

of the new County plan-making process. The background to Knockree Developments Ltd.’s interest 

in the proper planning and sustainable development of Kilcoole is indicated in the interest of 

transparency. 

1.3 The Forward Planning Section of Wicklow Co. Council is to be complimented on the Issues 

Booklet which it produced to inform this Stage One Public Consultation process. The document is 

particularly informative, thorough and clearly expressed. It was of great assistance to the 

undersigned in formulating this submission. We trust that this submission constitutes a response to 

some of the issues which it raises. 

1.4 In summary, our contentions are: 

• There is a basis for review of the place of Kilcoole in the settlement hierarchy of Wicklow. 
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• There is a basis for allocation of a higher target population for Kilcoole for the plan horizon 

to 2028. 

• Whether or not the above contentions are accepted, it is our contention that  the housing 

land budget which should appear in the new Co. Plan, replacing Table 3.3 in the Core 

Strategy  of the current Co. Plan 2010-2016, should indicate a need for additional 

residentially zoned land in Kilcoole. Table 3.3 of the current Plan erroneously suggests that 

there is a significant overprovision of zoned land for housing purposes in Kilcoole. The 

Planning and Development Acts 2000 – 2014 require that core strategies of development 

plans should demonstrate that sufficient land is zoned to accommodate housing 

requirements for the Plan period///ref. S.??? 

1.5 Addressing the above issues, the format of this submission is: 

Section 2.0 sets out the relevant provisions of the Regional Planning Guidelines 2010-2016 as they 

affect the core strategy of the new Wicklow Co. Plan. The impact of the delayed review of these 

Guidelines is examined.  

Section 3.0 sets out how the Core Strategy of the current Development Plan 2010-2016 affects 

Kilcoole. 

Section 4.0 notes how certain aspects of the Greystones-Delgany-Kilcoole Local Area Plan 2013-2019 

of themselves suggest alteration of the provisions of the current Co. Plan.  

Section 5.0 highlights relevant population trends observable from Census 2011 and CSO population 

projections based on same. It examines implications for the core strategy of the new Wicklow Co. 

Plan.  

Section 6.0 sets out our proposals as to how the town of Kilcoole should be reflected in the new Co. 

Plan. 

Section 7.0 concludes. 

1.6 The Council’s stated preparedness to review  the Greystones-Delgany-Kilcoole Local Area Plan on 

foot of the adopted new Co. Plan  in 2016  is noted and welcomed (p. 28 of the Issues Paper). We are 

hopeful that this submission will be favourably considered in the county plan review process and will 

in turn inform an early review of the Local Area Plan. 

2.0 RELEVANT ISSUES IN THE REGIONAL PLANNING GUIDELINES FOR THE GREATER DUBLIN AREA 

2010-2016. 

2.1 The Regional Planning Guidelines for the Greater Dublin Area 2010-2016 set population targets 

for the constituent regions of the Greater Dublin Area – the Dublin Region and the Mid-East Region 

for the years 2016 and 2022. They also set targets for the constituent counties of the Mid-East 

Region – Wicklow, Kildare and Meath. These are as follows: 
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Table 1. 

 2016 2022 

Greater Dublin Area 1,955,500  

Dublin Region 1,361,200 1,464,200 

Mid-East Region 594,600 639,700 

Wicklow 164,280 176,800 

Kildare  234,422  

Meath 195,898  

 

2.2 The Regional Planning Guidelines determine that min. 42% of the growth in Wicklow Co. 

population to 2016 should be allocated to the Metropolitan Area i.e. the towns of Bray and 

Greystones. The balance should be allocated to the Hinterland Area, concentrated in large growth 

towns and towns and multi-modal transport corridors.  

2.3 The Regional Planning Guidelines set a generic settlement hierarchy, wherein  

• Large Growth Towns I are to contain up to 50,000 population,  

• Large Growth Towns II 15,000-30,000 population.  

• The next level is Moderate Growth Towns, for which no population size is set.  

• Small Growth Towns are envisaged as in the range of 1,500-5,000 population. 

2.4 The future growth of towns is dependent on availability or provision of adequate infrastructure. 

Where infrastructure cannot be completed, the planning authority should encourage growth in 

other towns within the upper range of the hierarchy, to ensure that full provision is made for 

housing. 

2.5 The Regional Planning Guidelines determine the settlement hierarchy for the larger towns in 

County Wicklow. The design of the settlement hierarchy at the smaller end of the scale is seen as the 

remit of the Co. Council. The allocation of population to the settlement hierarchy is considered the 

remit of the planning authority, within the broad structure set by the  

Regional Guidelines.  These arrangements are reflected in the Wicklow Co. Plan 2010-2016 (see 

below).  

2.6 With the passing into law of the 

Government Reform Act 2014, the 8 regional authorities (including the Regional Authority for the 

Greater Dublin Area) are dissolved. Co. Wicklow is subsumed in the new Eastern-Midland Regional 

Assembly. The new Regional Assembly will prepare a new economic and spatial strategy after its 

establishment in January 2015. 

2.7 The Regional Planning Guidelines 2010-2016 are due for review. The current Guidelines will 

remain in effect until the new regional  strategy referred to above is produced. The core strategy of 

the new Wicklow Co. Development Plan 2016 – 2022 must be “consistent as far as practicable”
1
, 

with regional guidelines. Wicklow Co. Council’s Issues Paper acknowledges that the core strategy of 

the Development Plan may need to be reviewed late into the Development Plan process, or 

                                                           
1 S.10(1A) of the Planning and Development Act 2000-2014 
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subsequent to the adoption of the Plan, to take account of any changes indicated by the new 

regional economic and spatial strategy.  

3.0 WICKLOW CO. DEVELOPMENT PLAN 2010-2016 – CORE STRATEGY IMPLICATIONS FOR 

KILCOOLE 

3.1 Table 3.2 of the Wicklow Co. Development Plan adopts the population targets for the county set 

in the Regional Planning Guidelines for the Greater Dublin Area 2010-2016 (see Table 1 above). 

3.2 Table 3.1 sets out the settlement hierarchy for the county and allocates population to it in 

accordance with the principles set out in the Regional Planning Guidelines. Selected entries are as 

follows: 

Table 2: Selected extracts from Table 3.1 of the Wicklow Co. Development Plan 2010-2016, with 

additional data. 

    2006
2
 

Pop. 

2011 
3
pop. 

2022 

Pop. 

target
4
 

Target 

Pop. Inc. 

06-22 

Surplus/ 

deficit  

Zoned 

land
5
 

Bray Metropolitan  Consolidation 

Town  

1  31,872 45,000   

Wicklow/ 

Rathnew 

Hinterland Large Growth 

1 

2  13,320 24,000   

Arklow Hinterland Large Growth 

11 

3  13,009 23,000   

Greystones/ 

Delgany 

Metropolitan Large Growth 

11 

3  17,468 24,000   

Blessington Hinterland Moderate 

Growth 

4  5,010 7,500   

Newtown 

mountkennedy 

Hinterland Moderate 

Growth  

4  2,410 7,500   

Kilcoole  Small Growth 5 3,252 4049 5,000 53.75% 127% 

Enniskerry    1,881  3,000 59.49%  

Baltinglass  Small Growth 5  1,735  3,500 101.73%  

Rathdrum  Small Growth 5 1,528 1586 5,000 227.23%  

Ashford  Small Growth 5 1,494  3,000 100.80%  

Tinahealy  Small Growth 5 965  1,550 60.62%  

Aughrim  Small Growth 5 960  2,000 108.33%  

Newcastle  Small Growth 5  938  1,750 86.75%  

 

 

 

                                                           
2 Census 2006 
3 Census 2011 
4 Table 3.3 Wicklow Co. Development Plan 2010-2016 
5 Table 3.3 Wicklow Co. Development Plan 2010-2016 
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4.0 THE GREYSTONES-DELGANY-KILCOOLE LOCAL AREA  PLAN 2013-2019. 

4.1 In July 2012, Wicklow Co. Council decided to include Kilcoole in its Greystones-Delgany-Kilcoole 

Local Area Plan 2013-2019. In respect of Kilcoole the new Local Area Plan replaced the 2008 – 2014 

Kilcoole Local Area Plan. The town’s local area plan review date was thus brought forward.  

The 2013-2019 Local Area  Plan states that it is a  

“Strategy for the exclusive growth of each settlement, whilst giving due recognition to the reality of 

strong links between settlements and relatively large degree of cross-sharing of certain services and 

facilities and infrastructure…including community, recreational, retail, transport and water services. 

A single strategy will contribute to the success of the area as a cohesive whole.”  

4.2 Section 2.1 of the Local Area Plan sees its Vision as to 

 “build on the dynamism between the settlements of Greystones, Delgany and Kilcoole, so that the 

area develops in a mutually dependent and complementary manner, as a prosperous and growing 

community.” 

 “The combined area shall maximise potential opportunities associated with strategic location on the 

edge of the Dublin Metropolitan Area”. 

4.3 Section 2.2 states in relation to Kilcoole “The identity of Kilcoole as a separate, stand-alone entity 

in the wider area is reinforced by the protection of its distinct character and encouraging growth as a 

small, locally important commuter town.” CHECK QUOTE It is envisaged as accommodating 

moderate housing growth.  

4.4 In preparing the Greystones-Delgany-Kilcoole Local Area Plan 2013-2019, the Co. Council was 

obliged to ensure that it was consistent with the objectives of the development plan, its core 

strategy and any regional planning guidelines applying to the relevant area. The Greystones-Delgany-

Kilcoole Local Area Plan adopts the population targets for its constituent settlements as indicated in 

the Co. Development Plan 2010-2016.  

4.5 In preparing the zoned land budget for Kilcoole, the Local Area Plan estimates a need for 775  

additional new houses from 2011 (the census year) -2022. It concludes that, as currently zoned lands 

in the town are estimated to cater for 782 dwellings, sufficient land has been zoned for the Local 

Area Plan period.  

4.6 Note that this is in stark contrast to the conclusion at Table 3.3 of the Co. Plan 2010-2016 that 

there was an excess of zoned land in Kilcoole of 127% (see Table 2 above). 

 At the pre-draft consultation phase of the Greystones-Delgany-Kilcoole Local Area Plan, the 

undersigned made a submission to Wicklow Co. Council which demonstrated that the methodology 

used in the Co. Plan to estimate the adequacy of zoned land in Kilcoole to accommodate target 

population in 2022 was erroneous. Our submission estimated the need by what we considered to be 

the correct methodology. We found that there was, in fact, a need for additional residentially zoned 

lands in Kilcoole.  
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The Draft Local Area Plan, and ultimately the adopted Local Area Plan, used a methodology similar to 

ours, but   concluded, as mentioned above, that there is sufficient residentially zoned land  in 

Kilcoole to cater for requirements.  

At the least, it can therefore be concluded that the statement in the current Co. Plan, that there is a 

significant overprovision of residentially zoned land in Kilcoole, is erroneous and requires review. 

 At 6.0  below we will show that the new Co. Plan, where is presents the residential land budget for 

Kilcoole, should indicate a need for additional residentially zoned land. It should indicate that the 

new Greystones-Delgany-KIlcoole Local Area Plan to be prepared on foot of the new Co. 

Development Plan,  will put into effect the additional zonings required. 

 

5.0  RECENT POPULATION TRENDS AND PROJECTIONS 

5.1  In our submission to Wicklow Co. Council on the Greystones-Delgany-Kilcoole Draft Plan 2013-

2019, we presented a table similar to the following: 

Table 3: 2011 Population growth compared to 2016 RPG target growth, Greater Dublin Area. 

 

     

 2006 %change 2011  % change 2016 (target)
6
 % change 06-16 

Dublin 1187176   7.0% 1270603   7.1% 1361200 14.7% 

Mid-East   475360  11.6%   530437 12.1%    594600 25.0% 

GDA 1662536   8.3% 1801040   8.6% 1955800 17.6% 

Meath     162831 13.0%   184034   6.4%   195898 20.3% 

Kildare   185335 12.7%   209955 11.7%   234422 25.8% 

Wicklow   126194   8.3%   136648 20.2%   164280 30.0% 

Kilcoole       3252 24.5%       4049 11.1%      4500 38.4% 

State 4239848  8.0% 4581269       

 

     

                                                           
6 As set out in the Regional Planning Guidelines for the Greater Dublin Area 2010-2022, and in the case of 
Kilcoole, in the Wicklow Co. Development Plan 2010-2016. 
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The table sets out percentage growth for the 5 year period 2006-2011 in regions and  counties in the 

Greater Dublin Area and in Kilcoole. The figure is based on actual census data for 2006 and 2011.  It 

compares that growth with the target for the following 5 year period to 2016.  

Growth in the Mid-East Region (Cos. Kildare, Meath and Wicklow) is exactly in line with target 

(11.6% growth recorded with 12.1% to go to reach target in 2016). Co. Wicklow is underperforming 

(8.3% growth achieved, with 20.2% required to make its target). Kilcoole is "over-performing" 

relative to target, with 24.5% growth 2006 to 2011 to reach a population figure of 4049, and a mere 

11.1% to go to make its target of 4500 by 2016. The 2016 target is inclusive of 12% headroom. 

Kilcoole is well on its way to achieving the 2016 target population, inclusive of 12% headroom. 

5.2 The CSO has issued population projections for the country’s former 8 regions to 2031. They were 

produced in 2013. They suggest growth in the Mid-East Region of between +78,000 -+144,000 

persons, depending on migration and fertility scenarios. Taking the stronger growth scenario of 

+144,000, this is on a 2011 base of 530,436, and projected population growth is at an average rate of 

1.3% per annum. 

 The Regional Planning Guidelines target for the Region is +109,000 over the period 2011-2022, or a 

projected population growth rate of 1.9% per annum. Do the CSO population projections indicate 

Regional Planning Guidelines targets were overly ambitious, such that they should be reviewed? 

Should Wicklow Co. Council review the regional targets in the new Co. Wicklow Plan 2016-2022? 

We suggest that there are difficulties in using the CSO projections to assess the RPG targets and to 

inform new targets for Co. Wicklow  without  deeper analysis . 

• The CSO projections are for a significantly longer period – does the projection assume even 

growth over the period? 

• The range of scenarios and resulting population projections  examined by the CSO is wide. It 

was not the function of the CSO to recommend which scenario should be used for spatial 

planning purposes. 

• The CSO population projections are at regional level and not broken down for constituent 

counties. Given Wicklow’s slower growth than the other constituent counties to date, how 

should regional growth be allocated to the counties? 

• The CSO figures are population projections, not plan targets. 

6.0 REVIEW AND COMMENTARY 

6.1 As mentioned above, this office’s pre-draft submission on Greystones-Delgany-Kilcoole Local 

Area Plan 2013-2019 calculated the need for additional residentially zoned land to accommodate 

growth of the town, using a methodology which was ultimately reflected in the Draft and Adopted 

Local Area Plan. The Local Area Plan concluded that sufficient land was zoned. Our submission 

concluded that there remained a shortfall in residentially zoned land in Kilcoole. 

The principal reason for the differing conclusions was that the LAP zoned just sufficient land to 

accommodate the target number of 775 additional houses 2011 – 2022. We contended that no 

allowance had been made for “market factor” viz., “the amount of extra land that should be zoned 

over and above the minimum amount needed to accommodate population targets… to allow for the 
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element of zoned land that may not be released to the market for housing purposes during the plan 

period.” 
7
 The allowance for market factor is normally between 30% and 50%. 

We further noted that the Local Area Plan assumed a 5.6% background vacancy rate in its 

calculations of housing need, based the actual vacancy rate in the Census 2011. However, the 

Regional Planning Guidelines recommend assumption of a standardised 6.5% vacancy rate, reflecting 

the need   for the market to operate efficiently and to reflect normal turnover of housing stock. 

Finally we noted that small miscalculations in the capacity of lands to accommodate housing 

development were made in the LAP. 2.4 ha. designated for development at 22 units per ha. were 

estimated to have a capacity of 74 units, whereas capacity is 53 units. 0.34 ha. zoned at 22 units per 

ha. are estimated to have a capacity of 31 units whereas the figure should be 7, no. Total 

overestimate of capacity of zoned lands was 47 units. 

We summarised our conclusions in a table similar to that below: 

Table 4: Review Of Need For Residentially Zoned Land In Kilcoole. 

  

 ABA estimate GDK LAP 2013-2019 

Target population Kilcoole 2022 5000 + population 5000 population 

Households at occupancy rate 

2.42 per unit 

2062 households 2062 households 

Target no. dwellings incl. vacancy  2196 (@ 6.5 %vacancy) 2177 (@ 5.6 % vacancy) 

Existing dwellings (2011 Census) 1402 dwellings 1402 

New dwellings to be 

accommodated 

794 775 

Zoned land capacity required,  1032 (assuming 30% over-

zoning) 

775 (no over-zoning 

allowance) 

Current cap. zoned lands 737 782 

Additional res. zoned lands 

required GDK LAP 2013-2019 

295 units 0 

Additional zoned lands required 

at 22 / ha. 

13 ha. 0 

 

                                                           
7 Kilcoole Local Area Plan 2008:Background Papers 
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In essence, we demonstrated that, with the vacancy rate recommended by the Regional Guidelines 

and appropriate additional zoning to allow for market factor, there was a need for additional 

residentially zoned land in Kilcoole. 

The Manager, in his report on our submission on the Draft LAP, noted that the plan period was to 

2019 and the Council had calculated that there was sufficient zoned land to cater for the target 

housing provision to 2022. Therefore there was a market factor of 50% built into the Plan.  

The land budget for Kilcoole in the new Co. Development Plan will be for the period 2016-2022. The 

target population will be set for 2028, and the residentially  zoned land budget will have to look at a 

horizon to 2025. On this basis, there is a need to zone further land for development in Kilcoole and 

for same to be reflected in the new Co. Plan. It should be reflected in a new Local Area Plan after the 

adoption of the new Co. Plan. 

6.2 Under the heading “Core Strategy” the Co. Council Issues Paper advises (p.7) that population 

targets for the county must adhere to the Regional Planning Guidelines 2010-2016 until the new 

Guidelines are in place. However, it notes that 

• the Development Plan will have to set targets for a horizon to 2028, where the current 

Regional Guidelines only span to 2022 and  

• the Guidelines are based on Census 2006, whereas the Plan review has the benefit of Census 

2011 results. 

“In this context, the Plan team will endeavour to develop realistic targets for the county and various 

towns, having regard to the current Regional Planning Guidelines and more recent population 

change patterns  and any other current population projections of the of the Central Statistics Office. 

Cognisance will be taken of the relatively modest growth experienced in Wicklow in the “boom” years 

(compared to other counties in the region) and the fact that manor new infrastructure has been 

completed in the county in the last 6  years, which means that many areas in the county are prime for 

new development.” 

Table 3 at par. 5.0 above illustrates that growth in Wicklow has not met with target. It is difficult to 

set new target figures in the absence of a revised National Spatial Strategy and Regional Economic 

and Spatial Strategy, which will review CSO regional projections, select appropriate scenario(s) and 

will complete the task of translating these into county targets.  

Given that Co. Wicklow has experienced retarded growth compared to regional constituent counties 

and has overcome infrastructural bars to development, it would appear reasonable for the new Plan 

to pursue the historic targets.  

6.3 The target population for Kilcoole to 2022, of 5,000 population, was set by Wicklow Co. Council. 

This was on the basis that Kilcoole was designated by the Co. Council as a small growth town and the 

Regional Guidelines indicate that small growth towns should be within the limits 1,500 – 5,000 

population.  Thus, in the case of Kilcoole, the 2022 target population can, in fact, also be regarded as 

a limit, which does not  reference the size of the town or its propensity to grow. 

We suggest that this target can and should now be reviewed, for the following reasons: 
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• Since the making of the 2010-2016 Co. Development Plan, Kilcoole has been subsumed into 

the Greystones-Delgany-Kilcoole linked settlement. P. 28 of the Issues Paper, under the 

heading “Local Plans,” advises that, after the adoption of the Co. Plan, new LAP’s will be 

prepared for  

o Bray Town and Environs 

o Arklow Town and Environs 

o Wicklow/Rathnew and environs 

o Greystones-Delgany-Kilcoole 

o Blessington  

o Newtown 

 

It advises that “These are all towns in Levels 1-4 of the settlement hierarchy”. They are 

designated growth towns.  

We suggest that there is no longer any need to constrain Kilcoole’s target population  to the 

5000 limit set for Level 5 Small Growth Towns. 

• Greystones-Delgany-Kilcoole, as noted in the Council’s Issues Paper, is on the southern edge 

of the Metropolitan Area of the Greater Dublin Area. Therefore allocation of population  

growth to the settlement is in accordance with the principles of the Regional Planning 

Guidelines. 

• Table 2 above shows that Kilcoole (2011 Census) is larger than Newtownmountkennedy, 

which is a Level 4 Moderate Growth Town in the current hierarchy, with a target population 

of 7,500 in 2022. Kilcoole’s confinement to Level 5 in the Co. settlement hierarchy is not 

tenable. 

• Kilcoole is by far the largest of the Level 5 towns in the existing hierarchy. It is almost double 

the size of the next largest town, Enniskerry. Yet is allocated the lowest population growth. 

• Table 3 above shows that, while Wicklow Co. has failed to reach target population growth to 

2016, Kilcoole’s population has grown strongly and has almost reached 2016 target 

population levels. The town has propensity to reach an upward revision of its 2022  target 

growth. 

 

7.0 CONCLUSION 

Based on the analysis presented above, we suggest that the Draft Co. Development Plan should 

• Reflect the fact that Kilcoole is part of the Level 3 settlement of Greystones-Delgany-

Kilcoole. 

• Eliminate references to the town as a stand-alone, small growth town. 

• Increase the target population of the settlement, reflecting its current size and propensity to 

grow and accommodate a reasonable portion of population growth of the county as a 

whole. 

• Acknowledge that there is a shortage of zoned land to meet with existing target growth 

levels and additional lands will need to be zoned to accommodate revised target growth 

levels. 

• State the intention to provide for the required additional zonings in an immediate review of 

the Greystones-Delgany-Kilcoole Local Area Plan. 
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SIGNED 

 

AUVEEN BYRNE, B.A., DIP.T.P., M.I.P.I. 
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REVIEW OF THE WICKLOW COUNTY COUNCIL DEVELOPMENT PLAN 2010-2016 AND  
PREPARATION OF A NEW COUNTY DEVELOPMENT PLAN 2016-2022 

 
Administrative Officer 
Wicklow County Council 
Station Road 
Wicklow Town 

Tuesday, 23rd December 2014 
[By Email: planreview@wicklowcoco.ie] 

Dear Sir/Madam, 
 
RE: SUBMISSION TO REVIEW OF WICKLOW COUNTY DEVELOPMENT PLAN BY LIDL IRELAND 

GMBH 
 

Introduction & Summary 
 
The Planning Partnership have been retained by Lidl Ireland GmbH, Great Connell Road, 
Newbridge, Co. Kildare to prepare a submission in relation to the review of the existing Wicklow 
County Development Plan.   
 
This submission is made in the context of emphasising the importance of retailing and the need for 
appropriate policies and objectives regarding same in the impending Draft Plan, and does not 
relate to any specific land holding.   
 
Accordingly, this submission focuses on retail policies and objectives and highlights issues arising 
from experience to date with the existing Development Plan and proposes modifications to same, 
specifically in relation to Discount Foodstores and retail policy affecting their potential 
development throughout the county. 
 
In summary we consider that Discount Foodstore development is somewhat restricted by various 
policies / objectives of the Development Plan and furthermore the Development Plan is not fully 
contemporary in its consideration of Discount Foodstores having regard to the more recent Retail 
Planning Guidelines, 2012. 
 
We also consider that the existing retail hierarchy should be refined somewhat in terms of allowing 
greater scope for development in the different level centres, e.g. we consider that Level 4 centres 
could accommodate a greater scale of development than currently provided for. 
 
We have also reviewed the existing Retail Strategy and refer to same below where relevant 
however we highlight that on publication of the Draft County Development Plan, which we assume 
will incorporate a new draft Retail Strategy, more detailed comments would be provided. 
 
We also consider that Development Plan policy should also streamline the process of application 
for smaller scale supermarkets / Discount Foodstores, e.g. by specifying a threshold under which 
detailed Retail Impact / Sequential Assessment’s would not be required. 
 
 

mailto:planreview@wicklowcoco.ie


   

 
 

 
SUBMISSION TO REVIEW OF WICKLOW COUNTY DEVELOPMENT PLAN 
  

2 

THE PLANNING PARTNERSHIP FOR LIDL IRELAND GMBH 

Retail Hierarchy 
 
We note under Section 10.3 of the Development Plan that various centres are identified as being 
level 2, 3, 4, 5, etc. within the hierarchy.  For the avoidance of doubt we do not suggest the re-
designation of any centres listed in Table 10.2 rather consider that the scope of retail allowable in 
Level 3 and 4 centres should be expanded / elaborated on somewhat. 
 
In relation to Level 3 centres (e.g. Greystones, Blessington, etc.) the Development Plan states: “At 
least one supermarket and smaller scale department store are required to meet local needs”, however 
these centres are described as ranging in size from 10-25,000sqm of lettable retail space catering 
for a population of 10,000- 40,000. 
 
Accordingly, we submit that the Development Plan should highlight that a number of, if not 
several, supermarkets are required to meet local needs, as the current reference to a single 
supermarket could inadvertently restrict the appropriate provision of convenience floorspace. 
 
With regard to Level 4 centres (Neighbourhood Centres & Small Towns) we note that the 
Development Plan refers to provision of only a ‘medium sized convenience shopping outlet 
(generally 500 sqm)’.  We submit that Neighbourhood Centres throughout the country and Greater 
Dublin region in particular, often have a medium sized supermarket. 
 
We consider that suggesting the scale to be 500 sqm is inappropriate, and for instance note the 
definition in the Retail Planning Guidelines, 2012 for a “Local Centre or Neighbourhood Centre” as 
containing “a small supermarket/general grocery store”.  A supermarket is defined in the guidelines 
as a “single level, self service store selling mainly food, with a net retail floorspace of less than 2,500 
sqm”.  We consider that a small supermarket would be in the mid range of same, e.g. approx. 1,250 
sqm. 
 
We submit that the Development Plan should refer to Level 4 centres as having a small 
supermarket rather than a medium sized convenience shopping outlet and no floor area should be 
specified.  We also note that Table 10.3 of the Development Plan highlights that Supermarkets are 
acceptable in Level 4 centres, hence the current Development Plan could be considered to be 
conflicting in its policies. 
 
Finally, we note in relation to Level 4 policy, specific to ‘small towns’, the following:  “the retail 
provision in small towns would be expected to be more extensive, including one supermarket / two 
medium sized convenience stores (up to 1,000sqm aggregate) and perhaps 10-20 smaller shops and 
would not generally be considered suitable for Discount Foodstores” 
 
We submit that the restriction / discrimination of Discount Foodstores in the above extract is 
entirely inappropriate and should be removed accordingly.  As noted below, the Retail Planning 
Guidelines, 2012, no longer separately distinguishes Discount Foodstores, rather they fall within 
the ‘large convenience goods stores’ / supermarket categories. 
 
Finally, we submit that all references to floor area thresholds, should explicitly state that the area 
refers to the net retail sales area, to avoid inappropriate reference to gross floor area.  The key 
floor area for consideration in retail planning terms is net retail sales area. 
 
 
Convenience Leakage 
 
We note Section 10.3.3 refers to County Wicklow retaining approx. 82% of convenience spend, 
higher than the GDA average of 71%.  We submit that 18% leakage is nonetheless considerable 
and the Development Plan and Retail Strategy should encourage the reduction of same to below 
10% and to encourage convenience floor space expansion at all levels of the hierarchy accordingly. 
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3 

THE PLANNING PARTNERSHIP FOR LIDL IRELAND GMBH 

Allocation of Floorspace Capacity 
 
In the first instance, we welcome the confirmation in the Development Plan that assessments of 
additional floorspace need are not treated as caps or limits on the provision of additional 
floorspace. 
 
We also note however that ‘extant’ permissions appear to be given a significant position in terms 
of the allocation calculations reserving all extant floorspace on the assumption it would be 
implemented. 
 
We respectfully submit that the Development Plan / Retail Strategy, whilst appropriately making 
some provision for extant permissions, should not assume that all such permissions would be 
implemented as in many cases such permissions would not necessarily be constructed.  We note 
the comments in relation to Bray, for instance: 
 

“The GDA Retail Strategy estimates that Bray has a convenience goods floor space 
requirement of c. 3,500sqm and the County Strategy allows for growth in the range 
5,000-7,500sqm.  Since the survey date, approximately 15,000sqm of convenience 
floor space has been granted or constructed (assuming up to 8,000sqm (25%) of the 
permitted Pizarro development is devoted to convenience use). Assuming all 
permitted developments proceed, there will be no further need for significant 
convenience retail expansion in Bray up to 2016 and it would in fact appear that 
significant over provision has already been allowed.“ 

 
 
We submit that otherwise acceptable development proposals should not be prevented by reason 
of their being ‘extant’ permissions in place, which could effectively ‘block’ development and would 
be analogous to land ‘hoarding’.  Whilst we note that the Planning Authority appears to have 
adopted a reasonable / practical approach to this issue, we submit that the Development Plan / 
Retail Strategy should be more explicit in terms of not unduly protecting ‘extant’ permissions. 
 
 
Sequential Approach 
 
We confirm that we are supportive of the sequential approach however we consider that in the 
case of developments appropriate for local / neighbourhood centres, the sequential approach can 
sometimes undermine same.  For instance, by only referring to the ‘town centre’, neighbourhood 
centres can be undermined to a degree.  We consider a relatively minor alteration to policy RT5 
would address same as follows (proposed removal | proposed addition): 
 

RT5  The ‘sequential approach’ to the location of new retail development will be 
applied i.e. having assessed the size, availability, accessibility, and feasibility 
of developing both new sites and existing premises, firstly within an town 
appropriate retail centre (e.g. town/district/neighbourhood/local, etc. 
depending on the scale / catchment of the development) and secondly on the 
edge of a town retail centre, alternative out of centre sites should be 
considered only where it can be demonstrated that there are no town retail 
centre or edge of centre sites which are suitable, viable and available. 
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Large Foodstores 
 
We note Section 10.4.4 of the Development Plan discusses ‘large foodstores’.   
 
As per the Retail Planning Guidelines, 2012, Discount Foodstores are now included within the ‘large 
convenience goods stores’ category, therefore we consider there should be explicit reference to 
Discount Foodstores in this section of the Development Plan. 
 
As with the sequential issue discussed above, we consider a minor change to policy LF1 would also 
be appropriate, as follows (proposed removal | proposed addition): 
 

LF1  Large foodstores shall be required to be located on suitably zoned lands in 
appropriate retail town centres or on the edge of the centre where public 
transport provision can be made available for shoppers. 

 
 
Neighbourhood Centre 
 
With regard to the policy on Neighbourhood Centres in Section 10.4.5 / Policy NC1, we consider 
that same is quite restrictive, which issues are also discussed above in relation to the retail 
hierarchy.  We also note however that Table 10.3 of the Development Plan highlights that 
Supermarkets are acceptable in Level 4 centres which include Neighbourhood Centres. 
 
Following the above, and the issues discussed in relation to the retail hierarchy, we propose the 
following alterations to NC1 (proposed removal | proposed addition): 
 
 

NC1 New / expanded neighbourhood centres shall generally only be considered in 
areas of significant residential development / expansion on the edges of settlements 
in Levels 2 and 3 of the retail hierarchy. At such locations, the applicant will be 
required to show that:  
- the scale of the existing/new residential development is such to sustain a 

neighbourhood centre; 
- the retail development is located and sized to meet the needs of the existing/new 

development catchment area without impacting on the viability of the existing 
town centre (total retail floorspace in excess of 500sqm shall not generally be 
considered outside of the growth centres of Bray, Greystones, Wicklow and 
Arklow); 

- the location of the development is sufficiently separated from the core retail area 
of the settlement as to warrant new retail facilities; 

- the range of retail and non-retail services to be provided is appropriate to the 
needs of the area; 

- all efforts have been made to integrate the neighbourhood centre with any 
existing / new community facilities due to be provided as part of the scheme e.g. 
schools, childcare facilities, sports fields etc. 
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Discount Foodstores 
 
We note Section 10.4.11 of the Development Plan discusses ‘Discount Foodstores’.   
 
As per the Retail Planning Guidelines, 2012, Discount Foodstores are now included within the ‘large 
convenience goods stores’ category, therefore we consider there should be explicit reference to 
Discount Foodstores in this section of the Development Plan. 
 
Accordingly, we consider replacement of this Section would be necessary, as follows: 
 

“10.4.11 Discount Foodstores 
 
Discount Foodstore are an important, and growing component of the convenience 
retail market, and constitute a ‘Supermarket’ (as defined by the Retail Planning 
Guidelines, 2012) normally with a net retail sales area not exceeding (but not limited 
to) 1,500 sqm, selling a limited range of goods at competitive prices, with easily 
accessible car parking. 
 
DF1  Discount foodstores shall be required to locate on suitably zoned lands and 

shall only be considered in settlements in Levels 2, 3 and 4 in the County retail 
hierarchy. Where no such zoned lands are provided and a need can be shown 
for this form of retailing, the applicant must show through the application of 
the sequential approach that the site selected is suitable and optimal. To 
prevent any adverse impact on town centres, the proportion of comparison 
goods floorspace shall be limited to a maximum of 20% of retail floor area.” 

 
 
We respectfully submit that the above replacement text is far more reflective of the role of 
Discount Foodstores, and their national classification in the Retail Planning Guidelines.  Finally we 
submit that restricting Discount Foodstores from Level 4 centres (where Supermarkets are 
permissible) is entirely inappropriate. 
 
 
Streamline Retail Impact Assessment Process 
 
We note that the existing Development Plan provides a number of policies etc. regarding 
thresholds for retail impact assessment requirement, which we consider is beneficial to 
appropriately streamlining the planning process. 
 
We consider a small number of relatively minor adjustments could be made to further streamline 
the process as follows, and as discussed below. 
 
Regarding policies TR6 and TR7 we propose the following (proposed removal | proposed addition): 
 

TR6  Where new retail development is considered ‘large scale’ (i.e. as per the 
thresholds in Section 10.5 of the Development Plan) in relation to the existing 
town centre, the onus is on the applicant to demonstrate compliance with the 
development plan and that there will not be a material adverse impact on the 
vitality and viability of any existing town centre. In submitting evidence in 
relation to retail impact the applicant shall address the following criteria and 
demonstrate whether or not the proposal would: 

 
- support the overall strategy for town centres as set out in the development 

plan and not materially diminish the prospect of attracting private sector 
investment into one or more town centres; 
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- cause an adverse impact on one or more town centres, either singly or 
cumulatively with recent developments or other outstanding planning 
permissions, sufficient to undermine the quality of the centre or its role in 
the economic and social life of the community; 

- diminish the range of activities and services that a town centre can support; 
- cause an increase in the number of vacant properties in the primary retail 

area that is likely to persist in the long term; 
- ensure a high standard of access both by public transport, foot and private 

car so that the proposal is easily accessible by all sections of society; 
- link effectively with an existing town centre so that there is likely to be 

commercial synergy. 
 
TR7  Where an application for new retail development is made within the defined 

core retail area of a major town or County town centre, or suitably zoned in a 
neighbourhood or small town centre, it will not always be necessary to 
demonstrate the quantitative need for retail proposals in assessing such 
proposed developments. In setting out the retail impact of the development the 
report should focus on how the scheme will add/detract from the quality of the 
town centre - both in relation to improving retail, urban design, integration with 
the built fabric and quality of life in the town/centre. 

 
 
Section 10.5 refers to a requirement for a Retail Impact Assessment over certain thresholds.  
Whilst we generally concur with same we request the following amendments: 
 
1. That all references to floor area thresholds be ‘net retail sales area’ to avoid potential 

confusion with gross floor areas; and, 
2. In respect of Level 4 centres as discussed above, we submit that small/medium scale 

supermarkets should be facilitated, hence to revise the current threshold of 1,000 sqm to 1,500 
sqm net retail sales area. 

 
 
In relation to Section 10.5.1, referring to a less detailed assessment, in respect of convenience floor 
area, we submit that the ‘secondary’ thresholds should be: 
 
Level 2:  2,500 sqm net retail sales area 
Level 3:  1,500 sqm net retail sales area 
Level 4:  1,000 sqm net retail sales area 
 
We consider the above proposals are in line with the Retail Planning Guidelines, 2012 which states 
inter alia:  
 

“Where the location of a proposed retail development submitted on a planning 
application has demonstrated to the satisfaction of the planning authority that it 
complies with the policies and objectives of a development plan and/or relevant retail 
strategy to support city and town centre, additional supporting background studies 
such as a demonstration of compliance with the sequential approach, below, or 
additional retail impact studies are not required.” 
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Conclusion 
 
We trust the above proposals will receive due consideration in the formulation of the Draft County 
Development Plan that may emerge and that our client looks forward to providing further input 
into same when published. 
 
In particular we await the publication of any new/updated Retail Strategy, and have reserved 
detailed comments on same until a draft is available as much of the quantitative data in the 
existing strategy will have been superseded. 
 
Finally, we submit that the emerging County Development Plan should strongly encourage 
appropriate retail development in the County including the expansion of the Discount Foodstore 
sector, particularly in the interests of economic development and employment generation.   
 
For instance the Retail Planning Guidelines highlights the importance of the retail sector in 
employment terms where the combined retail and wholesale sector in 2010 was estimated by the 
Central Statistics Office at almost 270,000 people or about 14.7% of people employed in the State.   
 
Should you have any queries or require any further information in relation to the above please do 
not hesitate to contact me. 
 
Yours faithfully 
 
 
 
 

 Fintan Morrin 
Associate 

 The Planning Partnership 
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1 Introduction 
 
The subject site is strategically located between Redford Park, St. Crispin’s housing estate and Greystones North Beach. It 
provides a great potential for creating a vibrant community and heritage park that provides safe pedestrian access to the 
waterfront and the Greystones-to-Bray Cliff Walk, while also protecting and promoting the site’s historic significance and its 
natural environment. It is proposed that this park be named Rathdown Heritage Park. 
 
Over the years the ‘Friends of Historic Rathdown’ have carried out research and produced a considerable amount of 
literature to record and celebrate the site’s medieval heritage. The site gained attention in 2010 when a major clean-up was 
carried out by the local community, as organized by Councillor Simon Harris and supported by Wicklow County Council. ‘No 
Dumping’ signs were erected at the two entrances, with the sign at the northern entrance including a brief description of the 
site in an effort to educate users of its historical significance. Following the clean-up, local residents were invited to submit 
their ideas and opinions on the future use of the site. 
 
Having lived in Redford Park for ten years, and with my background as an Urban Design and Planning Consultant, I 
prepared a first version of the present document in 2010 to express my views and opinions and to perhaps provide a basis 
upon which a final design strategy for the subject site could evolve. 
 
In 2013 Greystones Tidy Towns was made aware of the document and adopted the principles of the proposed strategy. The 
Tidy Towns committee was particularly in favour of the strategy’s promotion of community involvement and a phased 
implementation of works as funds become available. In early 2014, Tidy Towns in cooperation with Redford Park Residents’ 
Association undertook another clean-up and inspection of the site and, based on their input, the strategy document has now 
been updated and modified to reflect the community’s vision for the site. 
 
The present document will first describe the location and history of the subject site and then discuss its planning context with 
regard to pertinent development plans. Subsequently, it will set out the challenges that the site faces and conclude with a list 
of interventions that could be implemented on a phased basis as funding is made available. 
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2 Site Location 
 
The subject site is located between Greystones 
village and Bray Head. It is bounded by the 
Dublin-Wexford railway line to the east and, 
beyond this, Greystones north beach and the 
Irish Sea. The Grove road and The Grove 
residential area lie directly to the north of the 
site, and to the west the site is bounded by St. 
Crispin’s housing estate. To the south and south 
west the site is bounded by Redford Park 
beyond which is Rathdown Park. 
 
The location of the site is of particular 
importance due to the connections it provides 
between the surrounding housing estates and 
the natural amenities to the east. The 
Greystones to Bray Cliff Walk is a popular route 
that attracts several tourists and is also used by 
the local community. The site is also situated in 
close proximity to the beachfront which, despite 
recent erosion that led to the destruction of Gap 
Bridge, is frequently accessed at this point along 
the Cliff Walk. Furthermore, the site is located at the northern end of the Greystones Marina and SISPAR site which has 
been granted planning permission to be developed as a linear park and thus extend the reach of Greystones to better 
integrate with the housing estates to the north of the town. 
 
Due to the strategic location of the site, it is considered that it can play a significant role in reinforcing connections and 
promoting permeability between the urban environment and the surrounding natural amenities, thus integrating otherwise 
detached and underutilised urban and rural elements in north Greystones. 
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3 Site Description 
 
The subject site is owned by Wicklow County Council 
and managed by the Heritage Council. It is 
approximately 2ha and contains the protected ruins of 
St. Crispin’s Cell and Captain Tarrant’s farmhouse and 
outbuildings. 
 
St. Crispin’s Cell lies roughly in the middle of the 
southern half of the site while Captain Tarrant’s 
farmhouse and outbuildings lie close to the northern 
boundary. These structures are very much in ruins with 
only their external walls remaining. While St. Crispin’s 
Cell seems structurally stable and has been secured and 
reinforced in particular areas, the farmhouse and 
outbuildings may require some attention if they are to 
remain standing much longer. 
 
Apart from these historical buildings, this is a green field 
site with collections of trees and shrubs to the north 
around Captain Tarrant’s farmhouse and outbuildings, 
and to the south along a stream and the southern boundary. The western boundary is contained by a fence and by a hedge 
and planted trees, while the eastern boundary is contained by a security fence for the railway line. 
 
There are two main entrances to the site, one to the north from The Grove and the other to the south west from Redford 
Park. The site can also be accessed from Redford Park via a passageway to the south. This entrance, however, is less 
frequented. 
 
A number of informal paths have been worn into the ground. The main path leads from Redford Park to the Grove - from 
where walkers can continue to a level crossing at the railway, join the Bray Head Cliff Walk, or walk onwards to Greystones 
North Beach.  
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4 Historical Context 
 
According to ‘Ancient Rathdown and Saint Crispin’s 
Cell – A Uniquely Historic Landscape’ (1993) 
produced by the ‘Friends of Historic Rathdown’, the 
subject site had been worked and lived on as early 
as 3500 BCE. Flint implements and other tools 
including a javelin, axes, chisels and a grinding 
stone were found here, and it is possible that other 
archaeological items have yet to be uncovered. 
 
A number of large stones, known as the Rathdown 
Slabs were also found on this land. These were 
carved with designs unique to Scandinavian 
craftsmen and are thought to be from the 11th or 
12th Century. 
 
During the medieval era, the subject site was part 
of a larger settlement which once contained a 13th 
century castle on lands to the east. At one stage 
the medieval settlement, apart from the castle, 
contained 20 housing plots, a watermill and a creek 
whose estuary may have formed a natural harbour. 
 
The Rathdown Hoard – the largest 16th Century coin hoard found outside Ulster – was unearthed at this site. The hoard 
contains Spanish Reales, indicating overseas trading during this period, and are held in the National Museum along with 
many other historic findings from the site. The castle and surrounding settlement fell into ruins in the 1600s and while some 
artefacts have been uncovered (including 13th and 14th century pottery) there is much that remains buried beneath the soil. 
The subject site also contained St. Crispin’s Cell (built in honour of the patron saint of shoemakers) and a graveyard which is 
said to have been removed by Captain Tarrant when he purchased the land to be used for agriculture. There is, however, a 
possibility that some remains from this graveyard are still in place.  
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5 Planning Context 
 
The subject site lies within the administrative areas of Wicklow County Council and Greystones Delgany Kilcoole Municipal 
Area. It is mentioned specifically in the Greystones Delgany and Kilcoole Local Area Plan (LAP) 2013-2019, and the 
Greystones Harbour and North Beach Action Area Plan (AAP). The following notes must therefore be taken into 
consideration: 
 

 The site is protected under the Greystones LAP 2019 which seeks ‘to protect the character of this area as a heritage 
and amenity area for public amenity and education’. As the site contains evidence of pre-historic, early Christian, 
medieval and post-medieval settlements, any proposals for the area must ensure the protection of this heritage. 

 In the Greystones AAP, the site is designated ‘Zone 3 – preservation of land and natural landscape for future 
archaeological study’ and ‘promotion by the Council of future development of a Heritage Park at the site of medieval 
Rathdown’. It is important to note that a large site to the east of the railway line is also included in Zone 3 and any 
future development should support the objectives for this zone. 

 The site also contains the remains of Captain Tarrant’s Farmhouse and the ruins of St. Crispin’s Cell. These buildings 
are Protected Structures (registered as 08-68 and 08-67 respectively). St. Crispin’s Cell is also a recorded 
monument/structure and must therefore be treated with even greater care. Suffice to say, these historic buildings must 
be protected in any future development of the site. 

 The LAP shows an ‘Indicative Green Route’ running through the site, from the entrance at Redford Park to the 
entrance at The Grove. The Green Route provides local residents access to the natural amenities to the west of the 
site such as Bray Head, which is a designated Special Area of Conservation and proposed Natural Heritage Area. 
This green route should therefore be protected and promoted in a future design for the site. 

 The LAP also states that ‘the views (V3) seaward from Cliff Road, Rathdown Upper’ are to be protected. While the 
vantage point indicated on the LAP’s accompanying map does not lie within the subject site, the protection of this view 
must still be considered in any proposals within close proximity to Cliff Road (The Grove). 

 
This design strategy seeks to work toward achieving the above objectives in accordance with the various protections 
afforded the subject site and its surroundings. The strategy intends to be a first step toward the development of a Heritage 
Park as proposed in the Greystones Harbour AAP.  
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6 Problems and Challenges 
 

6.1 Overgrowing 
 
Perhaps the most visual of the subject site’s problems is its overgrown nature. An 
overgrown site, particularly at its entrances, is uninviting, difficult to navigate and 
unsightly. Due to the lack of a formal maintenance plan, the site is overgrown for the 
majority of the year and is almost impassable during the summer months. In the 
winter, the paths are particularly muddy and are difficult and unpleasant to walk on. 
The entrances are as good as invisible from both directions and only those who know 
the site will enter it. 
 
Although some improvements have been made since the site was brought to 
attention in 2010, the cutting back of vegetation has mostly been undertaken by the 
local community who have little time, money and manpower to keep the invasive 
vegetation at bay. While their efforts are commendable, the local community’s 
maintenance is simply not frequent or significant enough to keep the paths open year 
round. At best, the cutting back that occurs, only ever allows access through the site 
from one end to the other and does little to actually realise the full potential of the 
site. As the rest of the site often remains overgrown, people tend to just walk through 
it rather than being encouraged to stop and enjoy the view, the site’s historical 
significance, and its architectural heritage.  
 

6.2 Litter and Antisocial Behaviour 
 
The two major clean-ups of the site in recent years uncovered massive amounts of litter (and dog waste along the paths) and 
highlighted the misuse of the site. One of the old farm buildings at the north of the site was found (in 2010) to be completely 
covered with bottles, cans, cigarette ends and broken glass. The interior walls of this protected structure were also covered 
with graffiti. Now this building is completely overgrown and inaccessible. 
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This antisocial behaviour also used to occur in St. Crispin’s Cell until steel bars were constructed to prevent access. 
However, a stone has been removed from the rear of the structure and it is now possible to squeeze into this space once 
again. The interior of St. Crispin’s Cell therefore continues to be misused and littered with bottles and cans. 
 
The area along the southern border of the site appears to be the greatest challenge with the illegal dumping of building and 
household waste adding to the graffiti and general litter. The pollution of this watercourse and the unsightly appearance of 
the area will be difficult to resolve.  
 
 

6.3 Management, Ownership and Pride 
 
It is suggested that the aforementioned problems and 
challenges may be due to poor management of the site. 
There is no formal management plan and no overall 
vision for the site. Without anybody taking responsibility, 
the site wastes away and the potential of this valuable 
amenity is lost. 
 
The site is owned by the Wicklow County Council and is 
therefore open to the public. ‘The public’, in this context, 
would mostly refer to residents of Redford Park, St. 
Crispin’s housing estate, the Grove and to a lesser extent 
Rathdown Park - perhaps 2000 people in total. The site 
should therefore be treated as a community park. A place 
to be proud of, cared for and respected. 
 
At present, however, the local community have no sense 
of ownership and very little sense of pride for this space. 
Fostering such sense of ownership and pride is a serious 
challenge – but not necessarily an insurmountable one. 
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7 Design Approach  
 
Instead of providing a top-down once-for-all masterplan for the site, this document suggests a bottom-up phased approach 
that can be carried out as funding becomes available and as the site matures. Such an approach is considered more flexible 
and more realistic than a masterplan and therefore more likely to be undertaken and to succeed. The phases are ordered to 
ensure that the most needed work is undertaken first. However, they are also arranged somewhat according to cost - as the 
phases progress, so too does the ambition and the subsequent requirement for funding. 
 
It should be noted that the proposals contained herein will require continuous consideration by the local community, the 
Heritage Council, the Municipal District Councillors and the County Council. Only through public consultation will the site be 
best developed to meet the needs of all interested parties. As such, the present proposals provide points for discussion and 
should be developed further to respond to the needs and interests of all those involved. 
 
It is considered particularly important that the local community - the end-users - get involved in the design process. As 
previously indicated, a sense of ownership and pride is lacking, and by getting the local community involved, a new mindset 
that promotes passive care of the site can be fostered - for example by picking up one or two pieces of litter when walking 
the dog or visiting the beach. If locals are not involved in the process, they will not care for the site and it will quickly fall back 
into disrepair. To start the process of further community involvement, a leaflet summarising the present proposals and 
inviting comments could be distributed to all households in the area.  
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8 Phase One Interventions 
 
This phase proposes interventions that are considered the absolute minimum for the subject site. While they are relatively 
simple and straight-forward, they should be undertaken with great care and attention to detail. For instance, the initial cutting 
back of vegetation should not be done haphazardly, but to a plan which is in accordance with the overall vision for the site. 
Similarly, the route of the proposed footpath and its construction methods and materials, should be carefully considered to 
ensure not only a positive visual impact on the site, but also the protection of possible archaeological burials. 
 
 

8.1 Managing Vegetation 
 
As previously stated, parts of the site are completely overgrown and require significant cutting back. The most important 
areas to address in this regard are around the entrances and along the main path. Recent efforts by members of the 
Greystones Tidy Towns and the Redford Park Residents Association have helped to improve the entrance from The Grove 
in particular, but there is much more that can and should be done. 
 
The mature sycamore tree at the northern entrance to the site should be protected in accordance with the designated 
protected view (V3) in the Greystones-Delgany and Kilcoole Local Area Plan. However, it must also be considered that the 
overhang and shade of this tree at the entrance can be intimidating when coupled with the uncontrolled invasion of bramble 
and other fast growing vegetation. It is therefore suggested that, while protecting this tree, major cutting back of this area 
should be undertaken to ensure a brighter, more open, and inviting entrance. 
 
The entrance at Redford Park is one of the most important areas to work on as the narrow path becomes overgrown more 
quickly than anywhere else on the site. There are several large trees here that overshadow the path and significant clumps 
of bramble and other vegetation, including stinging nettles, that encroach on this main thoroughfare and impede access to 
the site. To the right of the entrance, the ground slopes down to a ditch and this area is often used for dumping of household 
waste and building material. It is considered that the overgrown nature of this area helps to conceal this illegal activity - 
easily carried out in broad daylight without anyone knowing until it is too late. While the larger trees at this location should be 
kept, cutting back should be undertaken to allow better access and to improve passive surveillance – helping to deter illegal 
dumping. 
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In addition to cutting back around the entrances, the main path should be better maintained as vegetation quickly reduces its 
width during summer months. Between June and September, the path can be as narrow as 30cm, making it very difficult to 
navigate comfortably – particularly when stinging nettles are in bloom. There is also a need to cut back around the 
secondary entrance to Redford Park which, apart from funnelling people through a daunting passageway, is almost 
completely covered by dense foliage - and therefore one of the darkest and most littered and ill-respected area in the site. 
 
As previously mentioned, this cutting back should be planned strategically and with careful consideration for the site’s overall 
vision as well as the protection of significant wildlife habitats. Therefore, before any work is undertaken, a plan should be 
agreed to determine exactly which trees and shrubs should be retained, which should be removed, which should be cut back 
and where new ones may be planted. It may be wise to consult with an arborist and/or ecologist during this process to 
ensure the protection of wildlife habitats etc. 
 
Most of the site is left in meadows, but the ground and grasses are quite uneven and not at their most attractive. 
Investigations should be made aiming at a richer, greener and more attractive vision being created – perhaps including a 
sprinkling of wild flowers and an area with higher grasses where a maze could be grown for children to explore. Also here it 
may be wise to consult with experts. 
 
While another overhaul of the site would have a great positive impact and is very much advised, it is as important to develop 
a management plan to ensure year-round maintenance of the meadows, shrubs and trees. In the summer months, the 
foliage can grow back to a unsightly mass within weeks and it is therefore necessary to undertake frequent trimming during 
this period. Much can be done as part of a voluntary agreement with Greystones Tidy Towns and the Redford Park 
Residents Association, but it is considered absolutely necessary to have a plan which sets out exactly what is to be done, 
how frequently it is to be done, and who will do it.  
 

8.2 Construction of Footpath 
 
While the cutting back of vegetation will make a great difference to passing though the site with ease, it is considered that 
Phase One of this project should also include an upgrade to the main path. As simple as this may seem, the historic 
significance of the site and the potential below-surface archaeological burials and artefacts require that the footpath should 
not disturb the subsoil. The design and materials of the path should therefore be approved by an archaeologist. The 
archaeologist should also be present during construction to supervise any digging that will be necessary. 
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As funding is always an issue, it is proposed that the path should initially be constructed with a simple weed-barrier and a 
thick layer of gravel. However, this could be upgraded to a raised wooden boardwalk (or something similar) as funds become 
available. While the other worn paths throughout the site could also benefit from more formal surfacing, these are less 
important and can be left to a later stage of the project. In accordance with planning guidelines, the path should be at least 
1.5m wide to allow wheelchair access and should have turning areas incorporated into the design. To reduce the visual 
impact on the site, this 1.5m minimum width is also suggested to be a maximum width. 
 
The path will constitute a noticeable visual element of the site and, considering the proposed materials and construction 
methods, it will also be quite a permanent element. It is therefore vitally important that the chosen line for the path is visually 
appealing, attracting people and encouraging them to stop and enjoy the views and the site’s historic heritage.  
 
The current worn path is about the shortest and easiest route connecting the two main entrances – in design terms, this is 
known as a ‘desire line’ and is a good indicator of what end users will want from a proposed path. If there are great 
deviations to an existing  desire line, people tend not to use it and will instead wear their own shortcut to bypass such 
deviation. As such, the proposed path should not deviate too far from the existing worn path. It is recommended that the path 
should not follow the deviation of the path to the east, this being a very new desire line that was created by ad hoc cutting 
back. 
 
However, to follow the current desire line may result in laying straight lines - a motorway style path which is undesirable as it 
will create a cold and lifeless tunnel effect. Subtle curves on the other hand are widely accepted to be more visually 
appealing and will encourage exploration by drawing the eye around the bends and promote more frequent stopping – to 
enjoy the views and elements of the site’s historic heritage. Curves are also more in keeping with the natural feel of the site 
and will blend in better with the surroundings. A balance between following the current desire line and providing a more 
interesting line must therefore be achieved. 
 
Having established the main path at a good standard, it is recommended that the path from the south east entrance of 
Redford Park is upgraded. In recent years, a line of concrete was poured in an attempt to improve access over the muddy 
ground at this location. This is obviously unacceptable and should be removed and replaced with a more appropriate 
material. Where this path crosses the stream at the south east entrance to Redford Park, it is proposed that a wooden bridge 
or boardwalk be built to improve access and visual impact. 
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8.3 Relocation and Widening of Entrances 
 
The third major work to be undertaken during this 
phase should be the development of wider and 
more visible entrances. It is suggested that the 
vegetation at the main entrance to the north should 
be significantly cut back and the actual entrance 
made to look more inviting by opening or removing 
the gate and erecting bollards in its place. This will 
improve pedestrian access while preventing cars 
and other large vehicles to enter. The bollards 
should be removable for maintenance purposes. 
 
It is suggested that the south western entrance at 
Redford Park should be moved slightly to the 
north. By moving it away from the dense foliage 
around the ditch, illegal dumping into this area is 
made more difficult and is therefore less likely to 
occur. 
 
It is important that the entrance only be moved 
north by a couple of meters so that it will still be 
visible from the junction in Redford Park and 
therefore continue to attract passersby. As shown 
in the adjacent map, the area from which the 
current entrance can be seen (D) extends beyond 
the road junction and is therefore the most visible 
location. The further north this entrance is moved, the smaller the area in which the entrance becomes visible (C, B and A 
respectively). To avoid the dense foliage in the southern corner of the site, it is proposed that Option C (approximately 2 
metres north of the current location) will be the best compromise. The relocated entrance should be widened, cut back, and 
marked clearly to make it feel more open and inviting. 
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9 Phase Two Interventions  
 
While phase one seeks to address the site’s primary problems, phase two will aim to make the Heritage Park more worthy of 
its name and more inviting to spend time in. Additional funding for this phase will be needed and each project will require 
some research and involvement. However, with the cooperation of the Municipal District Councillors, the County Council and 
the Heritage Council, the following interventions can be achieved. 
 

9.1 Seating Areas and Bins 
 
The simplest of these interventions consists of a number of benches along the main pathway for walkers to sit and enjoy the 
view. It is suggested that the location of these benches should not only take in a view, but also blend in with the 
surroundings. Attention to detail is important here as the benches may stand out in the otherwise open site. If the location 
and design of the benches are not chosen properly, they could deter attention from St. Crispin’s Cell and lead to visual 
cluttering.  
 
It is suggested that the benches are integrated into the 
wheelchair turning areas that will be constructed as part of 
the upgraded main path. A timeless wooden design will be 
in keeping with the heritage of the site, and some light 
foliage behind the benches will better integrate them into 
their surroundings. Some suggested locations for the 
benches are shown on the proposed layout plan.  
 
It is also suggested that bins are provided and that a 
collection service is organised as this will significantly 
reduce litter. Bins for dog waste in particular would be a 
welcome addition and the best locations for these would 
be at the three entrances to the site. While the placement 
of bins would be relatively easy to arrange and also quite 
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affordable, the setting up of a regular collection service may present a bigger challenge. 
 

9.2 Erection of New Signage 
 
For reasons unknown, the signage erected at the entrances to the site 
in 2010 have since been removed. It is considered that new signage 
should be erected at key nodes to inform passersby of the site’s 
unique heritage. The proposed locations for new signage are shown 
in the following map. 
 
At the two main entrances to the site, a brief history and relevant 
photographs and maps should be displayed. It is also suggested that 
a sign be erected on the Greystones-Bray Cliff Walk to encourage hill 
walkers to take a quick detour to visit the site and enjoy its historic 
and architectural heritage. 
 
It is recommended that the weighting of information be reversed from 
that previously erected - i.e. the ‘no dumping’ sign should be smaller 
than that of the historical information in order to place an emphasis on 
‘positive education’ rather than ‘negative deterrent’. Better still, the ‘no 
dumping’ element could be scrapped altogether as it only serves to 
advertise the site as an ideal spot for illegal dumping. 
 
If funding can be found, literature could also be made available at 
nearby tourist information centres. A leaflet could be distributed by 
local shops and further signage at the start and end of the Cliff Walk 
could be placed to draw attention to the site. 
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9.3 Archaeological Study 
 
The physical interventions of Phase One and Two have been designed to minimise the impact on the site’s archaeological 
potential. Before progressing to Phase Three (which contains interventions that may disturb the subsoil), it is suggested that 
an archaeological study is undertaken. If funding is available, this can be undertaken as part of a larger study of the greater 
medieval village site. Depending on what is found, it may be worthwhile to reassess the proposed interventions for Phase 
Three. For instance, if an old wall or foundations for a structure of historic significance are found, it may be interesting to 
unearth this as a point of interest, with further interpretive signage erected at its location. 
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10 Phase Three Interventions 

 
While the first two phases are considered necessary, they are not particularly ambitious and are the types of interventions 
that one would expect of this site regardless. Phase three, however, consists of more ambitious interventions that require 
greater funding, planning and maintenance, but would really start to make the most of the site as a heritage park. 
 

10.1 Captain Tarrant’s Farmhouse 
 
The future of Captain Tarrant’s Farmhouse and its 
outbuildings will have to be considered. If the buildings are 
left as they are, they will continue to deteriorate and will 
soon be nothing but an eyesore. Physical interventions 
regarding the buildings are likely to be the last to be 
completed, but relevant investigations and planning should 
start at an early stage. The following options may be 
considered: 
  

 Ideally the buildings would be restored to their 
former architectural glory and used as a visitors’ 
centre for education, tourism and community uses. 
However, considering the cost and the present 
economic situation, this is not likely to happen 
before it is too late. 

 

 The buildings could be made safe (which is not the 
case now), part-restored and maintained as the 
ruins they are, but continue to stand testament to 
their heritage. Considering the initial cost and the 
need for continued maintenance, this option may 
also be difficult to implement. 
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 The farmhouse could be sold to a private individual and permission given to undertake the renovations needed to turn 
it into a family home. Strict restrictions could be imposed in regard to the appearance and visibility of such home, the 
aim being to largely retain the original 18th century look. Such sale and restoration is considered the best solution as 
the buildings will still project their heritage and the proceeds could be used toward implementing other interventions 
suggested in this proposal. 

 
While the specifics of this undertaking requires further investigation, options for the proposed site boundaries have been 
explored and are set out in the following map. Whatever boundary is chosen, a new site entrance will need to be 
constructed. The final layout plan for the subject site (p.29) illustrates how this may work with respect to the other proposed 
interventions. 
 

10.2 East Farmhouse Outbuilding 
 
While Captain Tarrant’s main farmhouse and outbuildings are in very poor repair, the separate outbuilding  to the east 
(perhaps used as a shed for animals) is in an even more ruinous state. It has no roof, has suffered greatly from anti-social 
behaviour and is completely overgrown. Two options may be considered for this building: 
 

 It could be cleared of vegetation and sealed off like St. Crispin’s Cell. While this is an easy and cheap option, it will not 
exploit the full potential of the building. 

 

 It may be restored/converted to become an open, semi-sheltered information centre with four or five large signs 
mounted to the walls to illustrate the history of the site. Displays of other artefacts belonging to the area may also be 
arranged, though naturally the possibility of vandalism would have to be considered. If the main farmhouse buildings 
are sold and restored as suggested previously, this option is recommended. 

 

The design specifics need to be further developed, but meanwhile the above option – the information centre – together with 
the changed entrance and path, is shown in the proposed layout plan (p.29). 
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Captain Tarrant’s Site Boundary Options  
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11 Phase Four Interventions 

 
The first three phases have focused on the heritage aspects of the park. The interventions proposed for Phase Four aim to 
extend the appeal of the heritage park by installing features that will benefit the local community. 
 

11.1 Sheltered Area and Playground 
 
To encourage the local community to make more use of the site, a communal sheltered area should be considered. It could 
take the form of a pavilion or a gazebo around which smaller meetings and events could be arranged, where a family could 
share a picnic, where neighbours could meet for a chat, and where walkers could stop to get out of the rain. 
 
It is recommended that this 
sheltered area be designed carefully 
so as not to distract from St. 
Crispin’s Cell. The structure does 
not need to be particularly large, 
and should be open and constructed 
from durable materials. Inspiration 
for the design could be drawn from 
bronze age thatched huts that may 
have been built on the site years 
ago. 
 
To further serve the local community 
a children’s playground with a slide, 
swing-set and similar outdoor 
activity equipment should be 
considered. Again, this facility does 
not need to be particularly large and 
should be constructed from natural 
materials that harmonise with the 
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surrounding environment. A rustic wooden structure would be more fitting than a brightly coloured plastic structure. For the 
roughly 600 families living in surrounding housing estates, this would be the nearest place to bring their children for a healthy 
outdoor experience and should therefore be a welcome addition. 
 
It is suggested that if a future playground is constructed, it should be located next to the sheltered area so that parents can 
supervise their children while comfortably sitting in this space. As shown in the following map, there are a number of 
potential locations for this family oriented area. 
 
Option A shows the community shelter  
(yellow) near the Redford Park 
entrance and the playground (orange) 
to the north of this. This location does 
not distract from any existing views, is 
accessible from the main path and 
close to the residents of Redford Park. 
However, it is also possible that the 
sheltered area and playground can be 
integrated into the existing outbuilding 
to the east of the main farm buildings 
(Option B). This is the preferred option 
as it will utilise an already developed 
section of the site and provide a strong 
entrance from the Greystones to Bray 
Cliff Walk. 
 
If a sheltered area and playground are 
to be constructed, it is suggested that 
a more detailed study be undertaken to 
establish the best possible location 
and design. 
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11.2 Community Garden 
 
During the past year, a local resident has taken it upon himself to 
establish a flower bed on a small patch of land on the southern 
side of St. Crispin’s Cell. While the chosen location is most 
unfortunate, the interest in developing a small garden is worth 
noting. Notwithstanding the above development, it is considered 
that the development of a more formal community garden with 
allotments for the use of local residents should be considered.   
 
A small area of the site could be set aside for this purpose and the 
allotments could be rented out for a minimal annual charge which 
would cover the costs of necessary installations. This would further 
expand the use of the park and would contribute to the feeling of 
ownership and pride for the site.  
 
The community garden can be constructed in raised planting beds 
so as not to disturb any archaeological potential. This will also help 
to control weeds and pests, as well as make the garden accessible 
without bending down to tend to the soil. A communal shed could 
be constructed for tools and equipment, and access restricted to 
plot owners only. Furthermore, a tap could be installed for water, 
benches could be integrated into the design and a small covered 
area to allow gardeners to escape any sudden downfalls of rain. 
 
Potential locations for this community garden are illustrated on the 
following map. While several locations were considered, it is 
suggested that the garden should be located off the main path to 
deter vandalism, and should be positioned so as not to spoil any 
views or deter from St. Crispin’s Cell. The location should also be 
close to a water mains so that a tap can easily be installed. 
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It is considered that Option A would best 
suit the site and would fill in the liminal 
space behind Captain Tarrant’s 
Farmhouse. This location may also lend 
itself to the creation of a small entrance 
from the road which can be used by 
gardeners to drive heavier materials 
closer to their allotment. Such an 
entrance, if constructed, could be 
restricted for their use only.  
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12 Summary – Proposed Layout Plan 
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To whom it concerns. 

Housing: Ch 9. 

I would like to submit the following points to be included when considering and drawing up the 
Strategic Policy of the CDP 2016. 

As in your issues document. 

Q.  Those groups affected by affordability issues in our area.  

Please give serious consideration to those who have been most affected  during the last ten years of 
Housing costs ie Celtic Tiger and those now with negative equity consequences.  Example;  a couple 
who could only afford in 2005 to buy a high density  small apartment and now have children and are 
'stuck' in negative equity with that property and cannot move on to meet proper house 
requirements for a young family.   

Special consideration should be given within Planning guidelines to assist in every way possible  this 
trapped group who range age 35 to 45 years. 

 

Local/rural residents wishing to build own home: 

Please consider the following when applicants apply to build a house in a rural area.  Where an 
applicant is wishing to build on his/her family owned land and has a need to live  in the area, having  
lived a substantial part of their lives in the area.   

 

Prior to 2010 planning applicants in Wicklow would qualify to build within a 8 Km radius of the family 
home. Currently in Wicklow the qualification is 'Immediate Vicinity of family home'  with no 
definable distance explained in clear terms and the definition of what is considered Local.  

We would draw your attention to the existing case in Kildare CDP in particular Table 4.3 Schedule of  
Local Needs  where the norm is, Local defined as 5Km. Please reinstate a reasonable distance for 
clarification. 

 

Meath CDP Table 10.4. Whereby persons who are an intrinsic part of the rural community are given 
special consideration if involved in part time or full time agriculture.  Where they have proven they 
have a housing need and existing ties to the rural community.   

For Example currently a person born and raised at the southern end of Newtownmountkenny in a 
rural setting is apparently not considered Local to qualify to build on family land on the northern 
part of the town less than 3 Km away in distance. This is less restrictive in both of these Counties.  

 



 Example: Where there is an objection by others to An Bord Pleanala  local people in Wicklow should 
not be disadvantaged or treated differently to their neighbouring counties because of the variation 
or vagueness of rules and misinterpretations.  

 

Rural to Urban in LAPs. 

As we have been re designated from Rural to Urban in the Newtownountkennedy LAP and changed 
from Newcastle to Newtownmountkennedy we would like this to be reversed as it is of no benefit to 
us or our children.  We do not understand why this was done without consultation with us directly. 

 

Organic Food Farm Production. 

Please look at the growing Interest in Local Organic Food Production in particular to assist in every 
way possible and allow those trying to set up business in small enterprises such as in  small organic 
high labour farms. 

 

I hope you give our submission due consideration and would like to discuss further some anomalies 
and lack of consistency from one Plan to the next and how that affects people and residents of this 
County. Please remember that families in general are trying to do our best to provide a home for 
their families while costs associated with the  planning process are growing and becoming 
prohibitive. 

 

Kind regards, 

Sean and Ann Owens 
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1.0 Introduction 
 
Hughes Planning and Development Consultants, The Mash House, Distillery Road, Dublin 3 on behalf 
of PegasusLife, 27 Merrion square, Dublin 2 make this submission to the Wicklow County Council 
review of the County Development Plan 2010-2016 and to its preparation of a new County 
Development Plan for its functional area for the period 2016-2022. We request that the 
recommendations of this submission be given full consideration in preparation of the forthcoming 
County Development Plan 2016-2022 in accordance with Part II Section 11 of the Planning and 
Development Act 2000 (as amended). This submission has regard to the Housing Strategy section 
raised in the Issues Booklet (Stage 1 public consultation) in proposing policy initiatives to promote the 
provision of purpose built accommodation for those in later life (“empty nesters”) to downsize from 
large homes to free up housing stock in established areas. 
 
There has been sharp decline in housing availability both in new homes for families and properties to 
allow downsizing to occur sine early 2012. It is submitted for the consideration of the planning 
authority that an expanded policy approach to address this issue is required. The issues paper 
identifies a strong demand for new housing to be delivered over the plan period (sufficient to 
accommodate an increase in population of 40,160 people) and we contend that a portion of this 
demand can be effectively met in a socially advantageous and sustainable manner by the provision of 
specialist residential accommodation for the older cohort of the population of the county. This would 
allow downsizing and freeing up of residential stock in central urban areas well served by public 
transport, schools and other services in part as an alternative to greenfield development.  
 

 
Figure 1.0 Extract from Wicklow County Pre-Draft Public Consultation Issues Booklet showing past 
population growth patterns and in the county and current 2022 population targets. 
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This submission has regard to the provisions of Chapter 4 'Population, Housing and Settlement' of the 
current Wicklow Development Plan 2010-2016, with particular reference to provision of residential 
accommodation to meet the needs of older people. In particular we note the provisions of Policy 
HS11, which appears to place the onus for the provision of this type of specialist accommodation on 
Part V agreements: 
 

'Policy HS11 To encourage proposals from developers to satisfy Part V 
obligations which are directed toward special need categories – namely, 
elderly accommodation, travellers accommodation, specialised accommodation 
for the homeless and specially adapted accommodation for persons with 
disabilities – where the proposal is related to an identified local need and is 
consistent with other policies of the Development Plan.' 

 
This submission also has regard to p9 of the Pre-Draft Public Consultation Booklet which addresses 
housing supply and notes that:  
 

‘1. The plan must put in place make provisions to ensure there is enough zoned, 
serviced housing land, in the right locations, to meet the needs of the planned 
population of the county...’ 

 
The issues paper goes on to pose to the following questions at p9 (Housing) p10 (Housing Strategy): 
 

‘What types of houses/apartments are required and what kinds of densities are 
appropriate?’ 

 
‘Is there a need for special types of housing in your area to meet particular groups 
needs e.g. the ’elderly, those with special needs?' 

 
This submission will propose that the forthcoming development plan include a specific policy 
framework for the private delivery of specialised accommodation for older people having regard to the 
changing population structure of the county.  
 
In April 2011 Wicklow had a population of 136,640 
persons. There were 15,001 persons aged 65 years 
and over (11% of the population), however the 
percentage of persons within the over 65 cohort will 
clearly increase towards 20% of the population over 
the life of the next development plan. 
 
The changing demographics and the ageing of the 
County’s population profile pose challenges to be 
addressed in the draft plan. There has also been a a 
sharp decline in housing availability both new homes 
for families and properties in appropriate areas to 
allow downsizing by the older cohort of the 
population to occur. It is submitted for the 
consideration of the planning authority that an 
expanded policy approach to this issue is required.  
 
It is submitted that the draft plan should include 
specific policy initiatives to promote the provision of 
purpose built accommodation for those in later life 
(“empty nesters”) to downsize from large homes to 
free up housing stock in established areas as an 
alternative to meeting the demand for housing 
through widespread rezoning of greenfield lands.  
 
 
Figure 2.0 (opposite) Wicklow Population Structure 
(Census 2011) 
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2.0 Pegasus Life Profile 
 
PegasusLife is a business on a mission to fundamentally change the way retirement housing is 
understood and delivered in Ireland. The company which began life 30 years ago has evolved to 
become an industry leader in the provision of retirement housing in the United Kingdom and intends 
to do the same here in Ireland. To date two sites have been acquired in Dublin. The company’s 
central idea is that everyone, irrespective of age, shares the aspiration to live in a beautifully 
designed, socially inclusive environment - supported by first class services and maintenance regimes- 
which specifically responds to their needs as older people. 
 
PegasusLife’s focus is on the highest quality of design in landscape, architecture, accommodation 
and management to create accomodation to which people can aspire and which enhances its 
location, with each design bespoke to the site and community in which it is located.  Following this 
submission PegasusLife will seek to expand on these themes in discussion with Wicklow County 
Council and through a more detail submission following the publication of the draft development plan. 
 
3.0 Population and Housing 
 
It is widely acknowledged that the population is ageing. Older people make up an increasing 
proportion of the population, the number of older people in rising in absolute terms and a high 
proportion of population growth is amongst older people. The Irish Longitudinal Study on Ageing 
(TILDA)

1
 shows that Ireland’s population is projected to grow significantly over coming decades and 

the growth in the population of older people is particularly pronounced. The population aged 65 years 
and over is projected to increase very significantly from its 2011 level of 532,000 to around 1.4 million 
by 2046. The very old population (those aged 80 years of age and over) is set to rise even more 
dramatically, increasing from 128,000 in 2011 to between 484,000 and 470,000 in 2046.   
 
Having moved up the housing ladder over the course of their lives, typically bringing up a family in a 
3+ bedroom house, many older people find themselves living in their family homes long after their 
children have left home. Whilst people often have an emotional connection with their home and are 
used to being active members of the community in which they live, the reality of living alone or as a 
couple in a large home in a suburban area can be quite different from the aspiration. 
 
Many older people suffer from issues of isolation and loneliness which contribute significantly to 
issues of poor health. Older houses are not suitable for later life and are difficult and expensive to 
adapt and they struggle to maintain both property and garden.  Access to services, facilities and care 
can be limited as people’s mobility decreases. 
 
For most older people the only alternative to remaining in unsuitable homes is to move to a care 
home.  However, for a generation of people who are mainly owner-occupiers (most older people own 
their homes, many with little or no mortgage) sacrificing independence and moving to a care home is 
an unattractive prospect.  Moves are generally put-off as long as possible and eventually triggered by 
a fall or other significant health event, or by the death of a life-partner.  An already falling quality of life 
is further reduced as people move for the last short years or months of their lives to a form of 
accommodation few would choose as a positive step. 
 
Whilst some of the issues faced by older people can be addressed by downsizing into smaller homes 
available on the market, such a move does little to address the quality of life or access to services and 
only puts-off the inevitable move to a care home.  The sad reality is that most family homes released 
to the market by older people are released as a result not of downsizing but of the death of the owner. 
 
In addition to failing to provide the quality of life people deserve in their old age, maintaining this 
pattern of home ownership ties-up large family homes occupied by couples or single older people, 
restricting the supply of homes for new and growing families, which in turn impacts on the supply of 
smaller homes.  Intervening by introducing an alternative form of housing, ‘housing with care’ for older 
people looking to downsize would result significant movement throughout the housing market. 

                                                           
1
 TILDA is a large-scale, ongoing, nationally representative, longitudinal study on ageing in Ireland, the overarching aim of 

which is to make Ireland the best place in the world to grow old. Based in Trinity College, Dublin, it is funded by the Department 
of Health, The Atlantic Philanthropies and Irish Life plc. 
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Providing housing with care in which older people can live in supported independence enhances 
people’s wellbeing and longevity. It reduces the need for medical and social care and provides 
savings to the public purse. It allows people to maintain their social connections and stay engaged in 
their communities. Finally, developing housing with care has significant direct and indirect benefits for 
the supply of housing by bringing forward higher density homes in sustainable locations and freeing 
up under-occupied existing housing stock. 
 
4.0 Housing with Care Concept 
 
It is proposed that a solution for many older people is the introduction of a new model of housing in 
later life, which provides high quality accommodation which supports people to live as independently 
as possible in a home of their own specifically designed to meet their needs.  Such models are a very 
significant feature of housing markets in the US, Australia, New Zealand and elsewhere and is 
increasingly popular in the UK yet barely exists in Ireland at present. 
 
In order to allow flexibility of design to reflect the nature of different locations and market demands, 
the intention is not to describe a fixed and inflexible model but to establish the common characteristics 
of a housing with care concept.  These might include the following: 
 

• Age restriction – minimum age limit for residents; 

• Age-specific design – development layout and housing design providing a sophisticated 
approach to enabling older people to live independently in a barrier-free environment; 

• Supported independence – individual homes fully self-contained and owned (leasehold) or 
rented to occupiers; 

• Management – freehold retained by developer-operator or the residents themselves and the 
development managed in perpetuity as specialist accommodation for older people; 

• Supported – a range of services and facilities provided to residents depending on the scale of 
the development, many paid for through service and management charges others (for 
example food) provided on a pay-as-you-go basis.  Services and facilities (beyond normal 
estate management) may include some/all of the following: 
 

� Shared lounge areas, café/restaurant, hot/cold food service; 
� Library, hobby rooms, IT suite, cinema; 
� Health and wellbeing suite, gym, spa, swimming pool, hydrotherapy, treatment 

rooms; 
� Domiciliary care service – accommodation for and contract with partner service 

provider on larger sites or where such services not readily available in the market; 
and, 

� Housekeeping, laundry, concierge. 
 
5.0 Benefits of Housing with Care 
 
Providing older people with high quality housing with care would bring significant benefit to older 
people themselves and to the wider community: 
 

• Improved quality of life through specific design, enabling independence in older age; 

• Sociability and response to loneliness – specialist housing with people of the same age group 
designed to provide opportunities for social engagement addresses some of the main issues 
facing older people; 

• Savings to the healthcare economy – specialist housing for older people, particularly with 
support provided, can result in efficiencies and reduced service usage benefitting the 
healthcare economy.  A reduction in trips and falls and general improvements in health and 
wellbeing reduce hospital admissions whilst on-site support means people can recuperate in 
their own homes after an illness or medical incident, shortening hospital stays; 

• Improving the housing market – enabling older people to downsize to appropriate 
accommodation frees-up housing for families which in turn creates further movement in the 
market; and, 
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• Continuity of community – allowing older people to remain active members of the 
communities in which they live rather than being isolated within them or moving further afield 
maintains community coherence  

 
It is submitted that the above factors are broadly in line with current Wicklow development plan policy 
but there is currently no specific acknowledgement of the housing with care concept with the relevant 
residential uses classes being restricted to either residential or residential institution. We submit that it 
would be appropriate to consider an additional use class within the forthcoming 2016-2022 
development plan to assist in bringing forward suitable accommodation for older people who would 
benefit from downsizing into accommodation providing supported indepenance, addressing current 
underprovision.  
 
6.0 Proposed Use Classification 
 
We request that the provisions of Chapter 4 'Population, Housing and Settlement' of the current 
Wicklow Development Plan 2010-2016 be updated as part the review process to make specific 
reference to the desirability of the supported living model with care model and the provision of a policy 
framework and associated development standards to facilitate the delivery of this form of social 
housing. In addition, we would request that specific proposals be incorporated into the draft Wicklow 
Housing Strategy 2016-2022 to clarify and provide clear guidance on Part V Social and Affordable 
Housing Requirements as they pertain to ‘housing with care’ residential developments.  
 
We further request that the planning authority give consideration to the inclusion of a new use class 
within the Draft Wicklow Development Plan 2016-2022 to differentiate specialist accommodation to be 
provided for older people from typical open market housing, as follows: 
 

• ‘Residential (Housing with Care) - Provision of specialist housing for older people 
providing independent living accommodation in a supported and managed environment with 
services and facilities provided on-site.’ 

 
7.0 Conclusion 
 
We request that this submission be considered in the preparation of the County Development Plan 
2016-2022 with the inclusion of a specific use class and supporting policy related to the ‘housing with 
care’ concept.  
 
Pegasus Life would like to indicate their availability to discuss the ‘housing with care’ concept as 
applied to the Irish setting with officers of the planning authority if required. We look forward to the 
publication of the draft development plan in due course. Should you require any further information 
please do not hesitate to contact us. 
 

 

 
____________ 
Kevin Hughes MIPI MRTPI  
Director 
for HPDC 



Glen Heste

Manor Kilbride

Co Wicklow 

Administrative Officer, 

Wicklow County Council, 

Station Road, Wicklow Town                                                                                                   22/12/14

To whom it may concern,

I enclose a submission regarding a) the current review of the existing Wicklow County 

Development Plan and b) the preparation of the new County Development Plan for the Stage 1 – 

Pre-Draft Public Consultation. 

Yours sincerely,

Anthony Quinn



Q. What Natura 2000 sites are under particular threat in Wicklow? 

(p26 County Wicklow Development Plan 2016 - 2022 Issues Booklet)

“Evidence to date shows that, whereas, in general, wind energy does not represent a serious threat 

to wildlife, poorly sited or designed wind farms can pose a potential threat to vulnerable species and

habitats, including those protected under the Habitats and Birds Directives”, according to the 

European Commission guidance on the development of wind farms.1 

The“integrity”2 of both Poulaphouca Reservoir SPA [000731] and Wicklow Mountains SPA 

[004040] are under particular threat from potential wind farm development in areas currently 

designated as “favoured” in the “Areas of Wind Energy Development Potential” map in the 

Wicklow County Wind Energy Strategy in the current Development Plan 2010 – 2016. This 

submission uses scientific data to demonstrate the adverse effects of potential wind farm 

development on the integrity of Poulaphouca Reservoir SPA and  Wicklow Mountains SPA, and the 

also focusses on the imperative  to use current scientific species distribution data to draft 

forthcoming strategy in Development Plan 2016 – 2022. 

The effects of wind farm development on the Natura sites' conservation objectives must be 

“identified in the light of the best scientific knowledge in the field”, and “no reasonable scientific 

doubt” can remain, as per the relevant EU Court of Justice rulings in cases C-127/02 1 C-239/045 

and C-6/04.2. The DoEHLG states that “implicit” in Article 6(3) of the Habitats Directive “is an 

obligation to put concern for potential effects on Natura 2000 sites at the forefront of every decision

made in relation to plans and projects at all stages”.3 

 Current wind farm strategy: presents a 

particular threat to the site integrity of two

Natura 2000 sites. 

1 European Commission Guidance On Wind Energy Development in Accordance with the EU Nature Legislation. 
Available at    http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf

2 “Integrity” is defined throughout this submission as “the coherence of the site’s ecological structure and function, 
across its whole area or the habitats, complex of habitats and/or populations of species for which the site is or will 
be classified”. Definition of “integrity” from Managing Natura 2000 Sites at 
http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/provision_of_art6_en.pdf

3 DoEHLG Circular NPW 1/10 & PSSP 2/10. Appropriate Assessment under Article 6 of the Habitats Directive:  
guidance for Planning Authorities http://www.npws.ie/media/npws/publications/circulars/Circular%20NPW1-
10%20&%20PSSP2-10%20Final.pdf

http://www.npws.ie/media/npws/publications/circulars/Circular%20NPW1-10%20&%20PSSP2-10%20Final.pdf
http://www.npws.ie/media/npws/publications/circulars/Circular%20NPW1-10%20&%20PSSP2-10%20Final.pdf
http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/provision_of_art6_en.pdf


  A “proposed development does not have to be located within the Natura 2000 site in order to 

trigger the need for an AA as plans and projects outwith the site may also carry the likelihood of 

adverse effects”, according to European Commission [EC] guidance on wind farms.4 “The lack of 

information or data cannot be used as a reason for approving a [windfarm] plan or project”, as is 

stated by the European Commission in wind farm guidance.5 “If the adverse effects cannot be ruled 

out or if there is too much scientific doubt, the adverse effects have to be assumed”, states EC 

guidance.6 The key to understanding the adverse effects of wind farm development strategy in 

“most favoured” areas as per the would have on the “integrity”7 of two Natura sites is to now 

discuss the fauna in question in the context of wind farm strategy. The “area of distribution” of three

named species from the two Natura sites takes areas currently defined as “favoured”. 

Severe effects of Wind Farms on Raptors

 Some relevant facts from scientific literature highlight the severe and disproportionate effects that 

wind turbines have on Wicklow SPA-protected raptors such as Merlin and Peregrine Falcon. 

“Raptor species are relatively less abundant and produce fewer young, compared with many other 

groups of birds, human-caused fatalities could have a more noticeable effect on populations”, 

according to David Sterner, in a report for the California Energy Commission.8 “Because wind 

farms tend to be built on uplands, where there are good thermals, they kill a disproportionate 

number of raptors”, according to Clive Hambler of Oxford University.9 The European Commission 

highlights “significant levels of mortality” among raptor species at wind farms, and state that 

“there has been a particular concern over the potential effects of collisions between various 
species of raptors and inappropriately sited wind farms. Primarily, appropriate siting of wind
farms is an issue of location and avoiding key areas for raptors” 10

4 Quote from Page 64 of European Commission Guidance On Wind Energy Development in Accordance with the EU 
Nature Legislation. Available at 
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf       

5 Quote from Page 67 of European Commission Guidance On Wind Energy Development in Accordance with the EU 
Nature Legislation. Available at 
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf

6 Quote from Page 82 of European Commission Guidance On Wind Energy Development in Accordance with the EU 
Nature Legislation. Available at
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf

7 “Integrity” is defined throughout this submission as “the coherence of the site’s ecological structure and function, 
across its whole area or the habitats, complex of habitats and/or populations of species for which the site is or will 
be classified”. 

8 Page 12-13 A Roadmap for PIER Research on Avian Collisions with Wind Turbines in California by Dave Sterner. 
Available at     http://www.iberica2000.org/documents/EOLICA/REPORTS/Dave_Sterner_2002.pdf

9 Wind farms vs wildlife: The shocking environmental cost of renewable energy, Clive Hambler in The Spectator on 5 
January 2013.  Available at http://www.spectator.co.uk/features/8807761/wind-farms-vs-wildlife/

10 Page 34 of European Commission: Wind Energy Developments and Natura 2000. Available at

http://www.spectator.co.uk/features/8807761/wind-farms-vs-wildlife/
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf%20%20%20


In a legal precedent, US energy company Duke was recently fined $1 million over the deaths of 14 

raptors at two windfarms, according to the BBC. 11 

This BBC article also reports that the scientists found that “eagles often fail to look up as they 

search for prey until it is too late, slamming into the turbines. They can also be sucked in by the 

tornado-like vortex created by the fast-moving blades”.12 

There has already been at least one documented fatality of a protected raptor species by a 

wind turbine in Ireland. “The eagle, a 3 year old female released in Killarney National Park in 2008,

was found below a wind turbine at the Silahertane Wind Farm on the Kerry-Cork border south-east 

of Kilgarvan on 9 March 2011”, states the Golden Eagle Trust.13 

An important fact is that wind turbines attract insects, which in turn attract passerine birds, 

which in turn attract merlins, peregrine falcons and other raptors which occur in areas marked as 

favoured in the current wind farm strategy. The European Commission guidance states: 

A widely accepted explanation is that insects may concentrate around wind turbines, both at 
onshore and offshore locations, attracted by the heat radiation from the wind turbine. In 
certain weather conditions bats, as well as several species of insectivorous passerine birds, 
may be attracted to these concentrations of insects.14

http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf
11 US firm Duke Energy pays out over wind farm eagle deaths http://www.bbc.co.uk/news/world-us-canada-25058346

       
12 US firm Duke Energy pays out over wind farm eagle deaths http://www.bbc.co.uk/news/world-us-canada-25058346
13 White-tailed Eagle killed in collision in Co Kerry. Available at http://www.goldeneagle.ie/index.php?

option=com_k2&view=item&id=554:white-tailed-eagle-killed-in-collision-in-co-kerry&Itemid=132

14 Page 38 of European Commission: Wind Energy Developments and Natura 2000. Available at
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf

http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf
http://www.goldeneagle.ie/index.php?option=com_k2&view=item&id=554:white-tailed-eagle-killed-in-collision-in-co-kerry&Itemid=132
http://www.goldeneagle.ie/index.php?option=com_k2&view=item&id=554:white-tailed-eagle-killed-in-collision-in-co-kerry&Itemid=132
http://www.bbc.co.uk/news/world-us-canada-25058346
http://www.bbc.co.uk/news/world-us-canada-25058346
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf


 Merlin ~ Falco columbarius ~ Meirliún

Merlin are recorded as present on the National Biodiversity Centre Species Map 15 in Areas 2, 5, 6, 

7, 8 and 9 of the current wind farm strategy map. The fact that there were just nine breeding pairs 

recorded within the SPA 16  highlights how vulnerable the Wicklow Uplands' population is. 

According to Birdwatch Ireland, the Merlin is a “rare breeding bird in Ireland” and is 

“amber listed due to a small breeding population”.17 The merlin is a bird of “special conservation 

interest” in the Wicklow Mountains SPA (004040): it is one of two raptor species for which the SPA

was created.18 The Merlins that occur in “favoured” wind farm strategy Areas  2, 5, 6, 7 and 9 are 

part of this “population”, defined here as “group of individuals of the same species living in a 

geographic area at the same time that are (potentially) interbreeding (i.e. sharing a common gene 

pool)”.19

The distribution of Merlin, of “special conservation interest” to the Wicklow Mountains SPA. 
There is a significant overlap with Areas 2, 5, 6, 7, 8 and 9 of the current wind farm strategy. 

15 http://maps.biodiversityireland.ie/#/Map
16 See site synopsis for Wicklow Mountains SPA 004040, available at 

http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/sy004040.pdf
17   Birdwatch Ireland website http://www.birdwatchireland.ie/IrelandsBirds/Raptors/Merlin/tabid/398/Default.aspx
18 See site synopsis for Wicklow Mountains SPA 004040, available at 

http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/sy004040.pdf
19 The Wicklow Uplands' “population” is as per the European Commission definition: a “group of individuals of the 

same species living in a geographic area at the same time that are (potentially) interbreeding (i.e. sharing a common
gene pool)”. See footnote on page 10 Guidance Document on the Strict Protection of Animal Species of Community
Interest under the Habitats Directive 92/43/EEC. Available at 
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf

http://maps.biodiversityireland.ie/#/Map
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf
http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/sy004040.pdf
http://www.birdwatchireland.ie/IrelandsBirds/Raptors/Merlin/tabid/398/Default.aspx
http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/sy004040.pdf


The Merlin is an Annex I species under the Birds Directive: it “shall be the subject of special 

conservation measures concerning their habitat in order to ensure their survival and reproduction in 

their area of distribution”.20 The “population”21 in the Wicklow Uplands have to therefore be 

protected from injury, or from disturbance / damage to their breeding or resting places wherever 

they occur, even if they are not within the bounds of a designated nature conservation site. Turbines 

kill raptors, as discussed above. 

Any wind farm plans or projects in the areas of distribution of Merlin inside of current wind farm 

strategy Areas 2, 5, 6, 7, 8 and 9: 

 would not comply with Development Plan Objective BD3: “To maintain the favourable 

conservation status of existing and future Natura 2000 sites (SACs and SPA’s) and Annex I-

Habitats and Annex II-Animal and Plant species in the County”; 

 would adversely affect the integrity of Natura 2000 sites Wicklow Mountains SPA and 

Wicklow Mountains SAC in regards to the breeding population of Merlins that is listed in 

the Natura 2000 data forms for both the SAC and the SPA [e.g. displacement, breeding 

success, collision risk] 

 must be subject to an Appropriate Assessment process in light of the Wicklow Mountains 

SPA's conservation objective:  “To maintain or restore the favourable conservation condition

of the bird species listed as Special Conservation Interests for this SPA: Falco columbarius 

[breeding] and Falco peregrinus [breeding]”.

 would not comply with the Habitats Directive (92/43/EEC). For example, Article 12 

regarding “deliberate disturbance” and the “deterioration or destruction of breeding sites or 

resting places”; 

 would not comply with the Birds Directive (2009/147/EC). Merlins are an Annex I species. 

For example, Article 5 regarding “deliberate disturbance” that would have a “significant 

negative effect on the birds” and Article 4.1 requiring “special conservation measures 

concerning their habitat in order to ensure their survival and reproduction in their area of 

distribution”;22  

20 Directive 2009/147/EC of the European Parliament and of the Council of 30 November 2009 on the conservation of
wild birds. Available at http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?
uri=OJ:L:2010:020:0007:01:EN:HTML

21 The Wicklow “population” is as per the European Commission definition: a “group of individuals of the same 
species living in a geographic area at the same time that are (potentially) interbreeding (i.e. sharing a common gene 
pool)”. See footnote on page 10 Guidance Document on the Strict Protection of Animal Species of Community 
Interest under the Habitats Directive 92/43/EEC. Available at 
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf

22 Directive 2009/147/EC of the European Parliament and of the Council of 2009 on the conservation of wild birds. 
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML

http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML


Peregrine Falcons ~ Falco peregrinus ~ Seabhac gorm 

The Wicklow mountains is a “main breeding area” for Peregrine Falcons in Ireland, as Ratcliffe 

states in his book The Peregrine Falcon, (p57). The species is of “special conservation interest”, for

the Wicklow Mountains SPA (004040), where the peregrine falcon is a bird of “special conservation

interest”, with 20 pairs documented in 2002, and the second raptor for which the SPA was created.23 

 The Peregrine Falcon is an Annex I species under the Birds Directive:  it “shall be the 

subject of special conservation measures concerning their habitat in order to ensure their survival 

and reproduction in their area of distribution”.24 The “population”25 in the Wicklow mountains 

should be protected from injury, or from disturbance / damage to their breeding or resting places 

wherever they occur, even if they are not within the bounds of a designated nature conservation site.

Turbines kill raptors, as discussed above. 

The distribution of Peregrine Falcon, of “special conservation interest” to the Wicklow 
Mountains SPA. There is a significant overlap with Areas 2, 6, 7, 8 and 9 of the current wind 
farm strategy. From National National Biodiversity Data Centre Mapping System. At 
http://maps.biodiversityireland.ie/

23 See site synopsis for Wicklow Mountains SPA 004040, available at 
http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/sy004040.pdf

24 Directive 2009/147/EC of the European Parliament and of the Council of 30 November 2009 on the conservation of
wild birds. Available at http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?
uri=OJ:L:2010:020:0007:01:EN:HTML

25 The Wicklow mountains “population” is as per the European Commission definition: a “group of individuals of the 
same species living in a geographic area at the same time that are (potentially) interbreeding (i.e. sharing a common
gene pool)”. See footnote on page 10 Guidance Document on the Strict Protection of Animal Species of Community
Interest under the Habitats Directive 92/43/EEC. Available at 
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf

http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML
http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/sy004040.pdf


Any wind farm plans or projects, including strategic “favoured” designations, in the areas of 

distribution of Peregrine Falcons inside of current wind farm strategy Areas 2, 6, 7, 8, 9 of the 

current wind farm strategy

 would be contrary to Development Plan Objective BD3: “To maintain the favourable 

conservation status of existing and future Natura 2000 sites (SACs and SPA’s) and Annex I-

Habitats and Annex II-Animal and Plant species in the County”; 

 would adversely affect the integrity of Natura 2000 sites Wicklow Mountains SPA and 

Wicklow Mountains SAC in regards to the breeding population of peregrine falcons that is 

listed in the Natura 2000 data forms for both the SAC and the SPA  [e.g. displacement, 

breeding success, possible collision risk] 

 must be subject to an Appropriate Assessment process in light of the SPA's conservation 

objective:  “To maintain or restore the favourable conservation condition of the bird species 

listed as Special Conservation Interests for this SPA: Falco columbarius [breeding] and 

Falco peregrinus [breeding]”.

 would not comply with the Habitats Directive (92/43/EEC) as regards Peregrine Falcons. 

For example, Article 12 regarding “deliberate disturbance” and the “deterioration or 

destruction of breeding sites or resting places”

 would not comply with the Birds Directive (2009/147/EC) as regards Peregrine Falcons, an 

Annex I species. For example, Article 5 regarding “deliberate disturbance” that would have 

a “significant negative effect on the birds” and Article 4.1 requiring “special conservation 

measures concerning their habitat in order to ensure their survival and reproduction in their 

area of distribution”.26  

26 Directive 2009/147/EC of the European Parliament and of the Council of 30 November 2009 on the conservation of
wild birds. Available at 
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML

http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML


Greylag Geese (Anser anser)

The local population of Greylag Geese (Anser anser) is a “feature of interest” and is of 

“international importance”, according to the Natura 2000 site synopsis for Poulaphouca Reservoir 

(000731).27 The Greylag Goose is recorded as present in  the National Biodiversity Centre Database 

in current wind farm strategically“favoured” Areas 2, 7 and 9. 28  “Area 9” is on the flight path 

corridor between Poulaphouca SPA and the documented feeding site: these Greylag Geese are 

commonly seen during wintertime in “Area 9”. 

The distribution of Greylag Geese , of “special conservation interest” to the Poulaphouca SPA.
There is a significant overlap with Areas 2, 7, 8 and 9 of the current wind farm strategy. From 
National National Biodiversity Data Centre Mapping System. At 
http://maps.biodiversityireland.ie/

27 Poulaphouca Reservoir SPA 004063 site synopsis. Available at 
http://www.npws.ie/media/npwsie/content/images/protectedsites/sitesynopsis/SY004063.pdf

28 See http://maps.biodiversityireland.ie/

http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf


Whooper Swans are also to be seen in “Area 9”. They are listed as present in throughout “Area 9” 

on the National Biodiversity Centre Database.29 Whooper Swans are an Annex I species under the 

Birds Directive: they “shall be the subject of special conservation measures concerning their habitat 

in order to ensure their survival and reproduction in their area of distribution”.30 The “population”31 

in Wicklow, which are documented in “Area 9”, have to therefore be protected from injury, or from 

disturbance / damage to their breeding or resting places wherever they occur, even if they are not 

within the bounds of a designated nature conservation site.

A recent review of scientific research on the effects of wind farms on geese and swans notes 

three adverse effects of wind farms on these species:

1) displacement/habitat loss (e.g. reduced use of prime feeding areas following construction 
of the turbines), 2) barrier effects (requiring a change in migration routes or local flight-lines
to avoid wind farms, potentially increasing energy expenditure and disrupting links between 
sites), and 3) collision mortality  32 

Given that “Area 9” lies between the SPA and the feeding area, displacement/habitat loss, barrier 

effects and collision mortality would be all be adverse effects on Greylag Geese, and therefore on 

the integrity of Poulaphouca SPA: caused on an ongoing and cumulative basis by any wind turbine 

development within “Area 9”.  Dr. E. Rees concludes that:  

“The potential for wind farm development to cause large-scale displacement of geese and 
swans from internationally important wintering sites through habitat fragmentation and 
displacement from preferred feeding areas therefore should be analysed more rigorously and
addressed more carefully in the planning process.” 33 

“Birds making regular foraging flights between nesting and feeding areas may face enhanced risks” 

from turbines, as the European Commission states in guidance on wind farms.34 

An additional issue here is the collision risk for the geese and swans presented by the extra 

power lines that would be necessary to connect any turbines within wind farm strategy Areas 2, 7, 8 

and 9 to the national grid. As noted in a recent EIS for Eirgrid, “collision impacts between Whooper

29 See http://maps.biodiversityireland.ie/
30 Directive 2009/147/EC of the European Parliament and of the Council of 30 November 2009 on the conservation of

wild birds. Available at http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?
uri=OJ:L:2010:020:0007:01:EN:HTML

31 The Wicklow “population” is as per the European Commission definition: a “group of individuals of the same 
species living in a geographic area at the same time that are (potentially) interbreeding (i.e. sharing a common gene 
pool)”. See footnote on page 10 Guidance Document on the Strict Protection of Animal Species of Community 
Interest under the Habitats Directive 92/43/EEC. Available at 
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf

32 Impacts of wind farms on swans and geese: a review by Dr Eileen C. Rees of Wildfowl & Wetlands Trust, UK 
published in Wildfowl, 62. Available at http://www.wwt.org.uk/uploads/documents/1354572544_Wildfowl62.pdf

33 Impacts of wind farms on swans and geese: a review by Dr Eileen C. Rees of Wildfowl & Wetlands Trust, UK 
published in Wildfowl, 62. Available at http://www.wwt.org.uk/uploads/documents/1354572544_Wildfowl62.pdf

34 Page 102 of the European Commission's Wind Energy Developments and Natura 2000. Available at
http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf

http://ec.europa.eu/environment/nature/natura2000/management/docs/Wind_farms.pdf
http://www.wwt.org.uk/uploads/documents/1354572544_Wildfowl62.pdf
http://www.wwt.org.uk/uploads/documents/1354572544_Wildfowl62.pdf
http://ec.europa.eu/environment/nature/conservation/species/guidance/pdf/guidance_en.pdf
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML


Swan and all levels of powerline have been cited in many reports as being a significant localized 

hazard for Whooper Swans commuting daily between roosting and foraging areas”35 In a related 

legal case, the European Commission is currently bringing Bulgaria to the EU Court of Justice over 

the effects that wind turbines are having on populations of Red-breasted Geese. 

Any wind farm plans or projects, including strategic “favoured” designations, in the areas of 

distribution of Greylag Geese inside of current wind farm strategy Areas 2, 7, 8, 9 of the current 

wind farm strategy: 

 would not comply with Development Plan Objective BD3: “To maintain the favourable 

conservation status of existing and future Natura 2000 sites (SACs and SPA’s) and Annex I-

Habitats and Annex II-Animal and Plant species in the County”;  

 would adversely affect the integrity of Natura 2000 site Poulaphouca SPA, in regards to the 

population of Greylag Geese and their feeding grounds (e.g. displacement from foraging 

areas areas and collision risk).

 would need to be subject to an “Appropriate Assessment” process in light of Poulaphouca 

SPA's conservation objective:  “To maintain or restore the favourable conservation condition

of the bird species listed as Special Conservation Interests for this SPA: Anser anser 

[wintering]”.

 would not comply with the Habitats Directive (92/43/EEC). For example, Article 12 

regarding “deliberate disturbance” and the “deterioration or destruction of breeding sites or 

resting places”;36 

 would not comply with the Birds Directive (2009/147/EC) as regards Greylag Geese and 

Whooper Swans. For example, Article 5: “deliberate disturbance” that would have a 

“significant negative effect on the birds”, Article 4.2: the “need for protection in the 

geographical sea and land area where this Directive applies, as regards their breeding, 

moulting and wintering areas and staging posts along their migration routes” and Article 4.4:

“Outside these protection areas [SPAs], Member States shall also strive to avoid pollution or

deterioration of habitats’.37 

35 See 7.2 Whooper Swan Report. Available at http://www.eirgridnortheastprojects.com/media/7.4%20Whooper
%20Swan%20Report.pdf

36 Council Directive 92/43/EEC of 21 May 1992 on the conservation of natural habitats and of wild fauna and flora 
Available at http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=CELEX:01992L0043-20070101:EN:NOT

37 Directive 2009/147/EC of the European Parliament and of the Council of 30 November 2009 on the conservation of
wild birds. Available at 
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML                                      

http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=OJ:L:2010:020:0007:01:EN:HTML
http://eur-lex.europa.eu/LexUriServ/LexUriServ.do?uri=CELEX:01992L0043-20070101:EN:NOT


Conclusion 

It has been demonstrated in this submission that the site integrity of Wicklow Mountains SPA and 

Poulaphouca SPA is under particular threat from current county wind farm strategy. The EC 

guidance states: 

“The Court has already held, in case C-127/02 Waddenvereniging and 
Vogelbeschermingsvereniging and confirmed in C-6/04 Commission v United Kingdom of 
Great Britain and Northern Ireland that Article 6(3) of the Habitats Directive makes the 
requirement for an appropriate assessment of the implications of a plan or project 
conditional upon there being a probability, or a risk, that it will have a significant effect on 
the site concerned. In the light, in particular, of the precautionary principle, such a risk is 
considered to exist if it cannot be excluded, on the basis of objective information, that the 
plan or project will have a significant effect on the site concerned.”38

This “precautionary principle” which is present in European Court of Justice case law precedent, 

and which is inherent in both the Habitats and Birds Directives, needs to be proactively applied as 

regards wind turbines and associated powerlines in the next Wicklow county development plan and 

associated wind farm strategy. 

There is a clear need to use the opportunity of the creation of the County Wicklow 

Development Plan 2016 - 2022 to reconsider the geographical areas marked as “most favoured” and

“less favoured” in the light of all of the objective information available in the National Biodiversity 

Centre's scientific distributions of SPA “special conservation interest” species Merlin, Peregrine 

Falcon and Greylag Geese. This is so as to rule out adverse effects from wind farm development on 

Greylag Geese, Whooper Swans and Merlin, and therefore adverse effects on the integrity of the 

Natura 2000 sites Poulaphouca Reservoir [000731] and Wicklow Mountains SPA [004040]. 

With thanks. 

38 Page 4 of European Commission Guidance document on Article 6(4) of the 'Habitats Directive' 92/43/EEC. 
Available at http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/guidance_art6_4_en.pdf   

http://ec.europa.eu/environment/nature/natura2000/management/docs/art6/guidance_art6_4_en.pdf
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Response to County Wicklow Development Plan 2016 – 2022  Stage 1 
 
Gerard Roe 
5 Garden Village Drive  
Kilpedder 
Co. Wicklow 
 
Tel 01 2819535 
Email groe@eircom.net 
 
Responses to questions posed in the Issues Booklet : 
 
Vision : 
 
Q -  Is this vision still relevant. 
 
A- The vision is still very relevant., due in no small part to the failure to date to 

provide many of the vision aspects listed. 
 
 
Goals : 
 
Q - What do you think of these goals? Are they meaningful to you? 
 
A -  These goals cover areas appropriate to improving the quality of life for residents 

of the Wicklow county area.  They are meaningful in terms of being appropriately 
aspirational, however one would have to question the benefit of seriously 
considering these goals in the absence of any commitments regarding funding 
provision.  Is this entire consultation process a futile exercise intended to give the 
impression that Wicklow residents can influence community development, while 
lack of funding and commitment will determine otherwise? 

 
Q -  Are there any other high level goals that would be appropriate for Wicklow? 
 
A -  The current goal list is very appropriate and it would be a welcome surprise if any 

of the goals listed could actually be delivered (see previous funding and 
commitment comment). I would be reluctant to add any more to what already 
seems to be a very worthy, but ultimately unattainable goal list. 
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Core Strategy : 
 
Q –  Do you think this settlement hierarchy is appropriate for county Wicklow? 
 
A –  While the current approach may be appropriate for towns as they exist at present, 

there must be some recognition of the fact that smaller towns may be listed further 
down the development scale as a direct result of previous lack of investment and 
planning priority.  The council must be careful to ensure that the current system 
does not turn out to be a self fulfilling prophesy where the towns that have 
historically benefited from investment and planning input continue to do so, to the 
detriment of smaller towns that have been starved of investment and planning 
priority. 

 
 
Q -  Are there some towns that should be given higher or lower status? 
 
A -  On the basis of the previous answer – yes.  Newtownmountkennedy has suffered 

badly from lack of investment in waste water treatment provision in particular. It 
should therefore be given a higher status. 

 
This has therefore resulted in lack of investment, development and an associated 
lack of services.  The placement of Newtown in the level 4 category must be 
considered with some recognition of the lack of planning focus and development 
for the area in previous plans, over many years. 

 
 
Population : 
 
Q -  What would be an appropriate target for your town/area? 
 
A - It is difficult to answer that question without having a qualification in social 

science and some insight into the development plan and funding secured for a 
particular area.  Population growth potential has a direct relationship with service 
provision – without services being panned for and provided population growth 
can not be predicted or managed to any great extent. 

 
Q - Do you think certain areas are growing too quickly / not quick enough? 
 
A -  In the case of Newtown, I believe that development in the area (and associated 

provision of services) has stalled considerably because of lack of investment and 
planning focus.  In order to address that issue, it would be prudent to provide 
appropriate services for the current population first and then look to see what 
future development could/should be undertaken.  This argument could well also 
apply to other small towns in the county wicklow area. 

 
 



Q - Should all growth be concentrated in towns / settlements? 
 
A-  For fiscal reasons and to ensure efficient use of infrastructural resources and 

services, it would appear to make most sense to ensure that growth is concentrated 
in the towns and settlements where these limited resources currently exist and 
where they are capable of being upgraded to service planned and controlled 
development (based on secured funding for any necessary upgrades). 

 
 
Q -  What factors should be taken into account when deciding how big a place 

should be allowed to grow? 
 
A - Infrastructural resources and services  - What resources and services currently 

exist and what additional investment and resources will be required? 
Commercial V Residential and Social – What benefit will be delivered to existing 
residents? eg Employment potential, additional housing, additional social 
resources (parklands, roads, playgrounds, shops and community services). 

 
 
Land Zoning : 
 
 
Q - What factors should be taken into account in determining how much land 

should zoned for development in towns / settlements? 
 
A -  As answered previously (infrastructure, resources etc) with added consideration of  

natural environmental factors on a location by location basis (natural habitats, 
areas of specific environmental interests etc) 

 
 
Housing : 
 
Q - Where is there a high demand for new housing? 
 
A- I do not have the qualification or experience to answer that question.  WCC would 

be better advised to consult with local estate agents if it wishes to gauge housing 
demands in specific areas.   

 
Q - Where is the ideal location for new housing – town centres, edge of centre, 

Greenfield etc. 
 
A - The ideal location would be determined by the amount and type of housing 

required. Eg additional existing town centre development would be best suited to 
townhouse or apartment type developments (high density, low footprint).  
Greenfield sites would be best suited for larger estate type developments.  All 



categories of housing and location can only be considered with regard to current 
infrastructure and social services available and scope for upgrade as required. 

 
Q - What type of houses / apartments are required and what kind of densities are 

appropriate. 
 
A - House type requirements would be best answered by people currently in the 

market for new housing – get on to estate agents and arrange to speak with their 
clients. 

 
 The density question is difficult to answer without expert knowledge and 

experience – does anyone in the council have that experience – what is current 
considered best practice in the field? Could you not have outlined some current 
practice or theories and asked general public respondents to comment on them 
and express preferences?. 

 
Q - Is there too much / too little land zoned in your area? 
 
A - I believe that there is too little land zoned in the Newtown area due to lack of 

planning and provision of required infrastructure, particularly waste water 
treatment.  Lack of investment and focus over many years has hindered local 
housing and the development of commercial / employment activities. 

 
 
Q - Should Bray, Greystones-Delgany, Wicklow, Arklow, Blessington and 

Newtown, be designated for significant new housing growth. 
 
A - Yes, but only in conjunction within planned objectives and with appropriate 

infrastructure and social resources provided to improve quality of life for all 
residents. 

 
Q - Are there any other towns that would be suitable for major new housing 

development? 
 
A - Sort out Bray, Greystones-Delgany, Wicklow, Arklow, Blessington, and 

Newtown first.  I am sure that the objectives for these towns alone will not be met 
in the lifetime of this plan, or maybe even in the lifetime of the people responding 
to this process – why complicate the issue further by adding more unattainable 
targets?   

 
Q -  Should there be controls on who can build or buy houses in smaller towns? 
 
A - In areas where there is limited scope for additional development, either through 

lack of space or lack of infrastructure, priority should be given to young people 
from the area trying to build or purchase in their own  neighbourhoods 

 



Q - Should there be restrictions on the development of houses in the open 
countryside?.  

 
A - Yes – house type and quantity restrictions should be considered in order to control 

development in areas where infrastructure is scarce.  Increased demand for the 
provision of infrastructure and social facilities for remote areas will take finance 
and resources away from the many current town areas in the county that are 
already suffering from lack of planning focus and investment.  Fix current 
problems under realistic timeframes before attempting to add more. 

 
Q -  Do you think new houses in Wicklow are well designed, if not why not? 
 
 I think houses nationally are not being designed to make maximum use of scarce 

natural resources.  There should be mandatory use of renewable energy resources 
incorporated into housing design – solar panels, thermal exchange systems, 
communal power and heating systems, increased use of wind power, rainwater 
recovery systems etc – Does Wicklow County Council have the foresight to plan 
as a model county for sustainable housing design? 

 
 
Q - What type of houses would you like to see in the future in county Wicklow 

/In your area? 
 
A - As above – Developments planned with use of modern sustainable resource 

technologies.   
 
Q. - Is it necessary to include design standards in the CDP or should the 

plan just refer designers to national design documents? 
 
A - Yes – Wicklow is ‘The Garden County’, it should go further than the currently 

inadequate national design requirements in order to protect the environment and 
scarce natural resources.  Don’t simply exploit our environment and natural 
resources for simplistic and short term tourism benefits, work to protect them. 

 
 
Q - Are there imbalances in housing demand and supply in your area? 
 
A -  I believe so. Because of the lack of infrastructure available to support 

development in the Newtown area (waste water treatment in particular), housing 
developments planned over 30 years ago have not yet been undertaken and new 
development has stalled. 

 
 
 
 
 



Q -  What types of new houses are needed to meet demands? 
 
A - WCC should engage in some direct market research by surveying currently active 

home buyers and estate agents – what types of new houses are they looking for, or 
what can they afford? 

 
Q. - Are there certain groups in society that find it difficult to access 

housing? 
 
 
A  -  Obviously YES.  Young people looking to enter the property market, families on 

low – middle incomes or social welfare, people who may already be homeless (ref 
current homelessness crisis) people in rented accommodation trying to deal with 
rising rental charges etc. 

 
 
Q -  Is there a need for special types of housing in your area to meet 

particular groups needs e.g. the elderly, those with special needs etc 
 
A - Yes 
 
Q - Are there affordability issues in your area? 
 
A - Yes 
 
Q - Do you think there is still a need for developers to provide social and 

affordable housing, given the recent drop in houses prices across the 
country? 

 
A -  Yes – House prices dropped during the past 4 – 5 years, but so did average 

earnings while living costs increased (food, fuel, energy, insurance etc).  House 
prices are now increasing again but wage payments are not.  

 
 
 
Enterprise and Employment : 
 
Q - What measures can be put in place to ensure Wicklow is viewed as a 

more attractive employment base? 
 
A - Better infrastructure and facilities.  Eg roads, transport links (bus & rail), waste 

water treatment provision, broadband, social facilities for employees (shops, 
entertainment etc)  Provision of national and local enterprise focused incentives, 
reasonable and pro-active approach to rates charges.  Ensure additional housing is 
available to provide for local workforce options. 

 



Q -  What factors would stimulate existing business to expand? 
 
A -  See answer to previous question. 
 
Q -  What key areas should Wicklow focus on in order to stimulate 

employment and enterprise within the county? 
 
A - Clean industries – Service sector provision, technology development, alternative 

energy.  Reduce the over dependency on tourism sector activities.  This is a lazy 
option prone to fickle market forces that are largely beyond local control.  Invest 
in industries that can stimulate consumer demand in Wicklow and beyond.  Don’t 
spend so much money on trying to make revenue obtained from tourists solve our 
current problems – work to solve the issues ourselves through investment in 
sustainable industrial development. 

 
Q -  Are there new ways of working that should be encouraged / 

facilitated in the plan e.g. working from home, live-work units etc? 
 
A - Yes.  All modern options for work practices should be facilitated –  Investment in 

infrastructure, transport, broadband etc is critical to supporting these modern 
options. 

 
 
Q -  Is it realistic or desirable to zone greenfield land in all towns for new 

industrial estates / business parks or should such employment 
development be reserved for only larger towns? 

 
A - Given the investment required to bring required to bring required infrastructure 

and facilities up to standard that  encourages industrial development, it would 
seem to make most sense to concentrate resources and efforts only in larger towns 
for the time being. 

 
 
Q -  What should the employment strategy be in small towns and villages? 
 
A - Smaller enterprises targeting a direct sustainable market within the located town 

and village. 
 
 
 
 
 
 
 
 
 



Tourism : 
 
 
Q - What actions, with a land use remit, can help promote the 

development of the Kildare-Wicklow destination project? 
 
A - As outlined above, I believe that the current focus of developing the tourist 

industry as a priority sector, is a mistake.  It is a lazy and costly option that is 
prone to being adversely affected by market forces that are beyond local control.  
The various areas of concern and decline illustrated in this section of the 
document, highlight that fact.  I strongly suggest that the primary focus should be 
switched from tourism to sustainable industrial activities in larger town areas that 
would have a greater potential for generating employment opportunities. Invest in 
local infrastructure rather than wasting additional funding and resources on the 
declining tourism market.  The tourism industry is in decline despite best efforts 
and funding over many years – time to focus on something new and more 
sustainable with a more direct benefit to a larger section of the county population 
– plan to create jobs in industries that satisfy consumer demands in the county and 
beyond. 

 
 
Conclusion 
 
At this stage of the process, I have exhausted my time and interest in the development 
plan issue and would strongly recommend that the council reviews the process by which 
it attempts to elicit responses from the public. I do have relevant opinions on other 
aspects of the plan, but I am beginning to question the relevance of the consultation 
process. 
 
From my attendance at the process meeting held in the Greystones office and from 
reports I have received of attendance at some of the other meeting opportunities held in 
the county, it is very obvious that the level of response to the process currently being 
undertaken is going to be poor.  This is despite the fact that most people living in the 
county would have strong and valid opinions on how their local area should be managed 
and developed. 
 
In my considered opinion, there has never been a more defined disconnect between 
elected officials on a local and national level and the general public and this has resulted 
in a lack of confidence in the authorities they represent.  In short the general public does 
not trust local or national authorities to look after their interests and as a result is very 
reluctant to engage with them generally.  When this induced apathy is combined with a 
very technical and time consuming process, detailed through a document as long and 
tedious as the current Development Plan Consultation Booklet, then it is not at all 
surprising to me that the public do not feel inclined to engage – despite my previously 
stated belief that people do have very strong opinions on how their local environments 
should be developed.  



The fault clearly lies with the mechanics of the consultation process being pursued by the 
council.  This fault is not exclusive to the council however – the recent consultation 
process undertaken by the Commission for Energy Regulation received less that 160 
responses to one of it’s critical process stages, despite the fact that at the same time, over 
100,000 people took part in street demonstrations around the country to highlight issues 
with specific areas that were directly relevant to the consultation being undertaken. 
People chose to march rather than to participate in a process that did not engage with 
them. 
 
I would urge the council to consider other methods to engage with the public such as 
commissioning qualified market research sample interviews or undertaking online 
surveys where the technobabble of the consultation document is summarized into easily 
understandable and pertinent questions that can then be further evaluated by the council 
technical staff. 
 
To embark upon important policy changes introduced as a result of consideration of a 
very poor level of response to a system that does not engage with the public sufficiently, 
is an unfair practice that can not hope to reflect the opinions of the general public 
sufficiently and will only result in a further disconnect with the local political and 
developmental process. 
 
The council needs to try harder to communicate with the public on such important 
matters.  It is not good enough to conduct a tediously complex process and then base new 
policy on a handful of submissions received.  There are many more people out there who 
would like to have their say, but they don’t have the time or technical knowledge to 
respond to the process as it is currently presented.  They will however answer simply 
formatted, direct questions, posed to them, either through face to face meeting, or if 
presented in a survey format.  The effectiveness of the current process must be evaluated 
by the level of response received and it’s effectiveness must be questioned accordingly. 
 
Go back to the drawing board and try designing a process that will engage with people 
more and will give them the encouragement needed to participate. 
 
 
Gerard Roe 
5 Garden Village Drive  
Kilpedder 
Co. Wicklow 
 
Tel 01 2819535 
Email groe@eircom.net 
 
Sun 21/12/14 
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1.0 Introduction  

This submission has been prepared by GVA on behalf of Tesco Ireland Ltd., Gresham House, 
Marine Road, Dun Laoghaire, Co. Dublin in response to the Issues Booklet published for pre-draft 
submissions on the Wicklow County Development Plan, 2016-2022.  Tesco, being a recognised 
part of the retail environment in County Wicklow, welcomes the opportunity to comment on the 
Draft Plan. 
 
The submission responds to the strategic issues raised within the Issues Booklet with a particular 
focus on matters relating to the retail sector. The retail sector makes a major contribution to the 
urban structure of towns within Wicklow by increasing vitality and viability and acting as an 
economic anchor.   
 
This submission assesses the impact of key Development Plan policies on the retail sector and 
provides recommendations where it is considered that they would contribute to further 
investment and employment within the sector. The planning for and provision of an appropriate 
level of retail development to meet the needs of the county towns and their catchments, is 
necessary to ensure that expenditure is kept within the County and leakage to Dublin in 
particular is minimised. 
 
Tesco Ireland Ltd. is committed to the enhancement of its offer in its existing stores in Wicklow, 
particularly the main stores in Bray, Wicklow and Greystones where these stores have extant 
permissions for their redevelopment1.  While it is the intention that overall redevelopments of the 
stores may progress in the future, flexibility is required to ensure the delivery of refurbishments and 
floorspace reorganisation in the short term to improve the existing retail offer at these locations.  
 

 
 
 

                                                           
1 Reg. Ref. Nos. 08/1057, 12/6147, 11630020, 12630008, 10623409 

Issues Addressed- Summary 

Retailers each have their own distinct business models and floorspace requirements and it is 
within this context that this submission is made.  
 
In answering some of the selected questions posed in the Issues Booklet, the following key 
points are made and should be noted: 
  

1) Support retail provision in the County to avoid trade leakage to Dublin in particular 
through flexibility for existing/planned Centres e.g. Tesco Shopping Centre 
Redevelopments at Bray, Wicklow and Greystones. 

2) Policies which encourage the appropriate locating of convenience retailers should 
have regard to their operational requirements. This will ensure that only suitable forms of 
retail locate within the Town Centre thereby protecting its vitality and viability. 

3) It is important that large convenience goods stores are located at an accessible 
location and have sufficient car parking provision (i.e. 1:14) 

4) The existing cap on comparison goods in supermarkets which is contrary to the Retail 
Planning Guidelines, should not be brought forward as a retail policy in the new County 
Development Plan 
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2.0 Questions and Answers 
Of the questions posed in the Issues Paper, we have chosen a select few which are of relevance 
to the issues addressed in this submission. 
 
  
Question  
What should be the core aims of the retail strategy? Can the strategy adequately respond to the 
current challenges facing the sector? 
 
Answer  
The priority of the Planning Authority should be to secure the long-term future of centres at 
Wicklow and Bray as the primary shopping destinations within the County by promoting retailer 
representation and an improvement in the quality of the existing retail offer. This will retain 
expenditure within the County to the benefit of all businesses and defend against leakage to 
Dublin. 
 
The provision of modern retail facilities must be encouraged under the Retail Strategy and the 
Development Plan through flexibility for existing Centres in terms of unit sizes, signage, parking 
and end user types. Going forward, such flexibility is important if designated centres and the 
Towns which they serve are to react to consumer demand which will be necessary to ensure their 
sustained vitality and viability in light of ever increasing competition and challenges facing the 
retail sector.   
 
 
Question 
What planning measures can improve the competitiveness and attractiveness of centres across 
the county? 
 
Answer  
It is our view that the existing cap on comparison goods in foodstores should not be brought 
forward as a retail policy in the new County Development Plan.  It is considered that the 
application of this policy is contrary to the Retail Planning Guidelines (RPGs) which have been 
updated in the intervening period since the adoption of this policy in the last Development Plan. 
In this regard, there is no specific policy within the RPGs to support the implementation of a 
floorspace cap or restriction on comparison space within foodstores.  Indeed, it is submitted that 
the RPGs recognise that foodstores play a vital role in maintaining the quality and range of 
shopping and as such they are “an accepted element of retailing in cities and large towns. They 
provide primarily for the weekly convenience goods shopping of households2.”  In this regard, the 
comparison element generally contains essential household products which are purchased while 
a weekly food shop is being carried out. The comparison element is therefore complementary to 
the convenience element as they both are a similar household goods shopping experience for 
the consumer.  
 
The only convenience floorspace caps referred to within the Guidelines are those relating to the 
large convenience floorspace cap that is set at 4,000m2 for the four Dublin local authority areas; 
3,500m2 for the four other main cites and 3,000m² for the remainder of the State. As stipulated by 
the Guidelines, “These floorspace caps apply to new retail stores or extensions to existing stores 
which will result in an aggregate increase in the net retail floorspace of the convenience 

                                                           
2 Guidelines for Planning Authorities, Retail Planning, 2012, Section 4.11.1, pg.35 
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element of such retail stores. In this regard, while some stores may retail convenience goods only, 
in other cases, stores may retail convenience and comparison goods. In these mixed 
comparison/convenience retailing stores described above, there is therefore no cap on the 
amount of non-grocery or comparison space delineated for the relevant store, for example on 
the planning application drawings.3” 
 
Furthermore, the Guidelines note that these caps supersede those identified in existing retail 
strategies such as the retail strategy for the Greater Dublin Area.  As such, it is submitted that the 
policy to cap comparison floorspace within large foodstores is unsupported by the National 
Retail Planning Guidelines, 2012 and the Retail Planning Strategy for the Greater Dublin Area. 
 
Having regard to the important retail role foodstores and large supermarkets play, it is considered 
that the Wicklow County Development Plan, 2016-2022 should provide flexibility for larger 
foodstores, and it is therefore, inappropriate to apply a 20% cap on the level of comparison 
floorspace.  It should also be borne in mind that the comparison offer within supermarkets is 
generally lower/middle order and not higher order goods that are encouraged to locate in the 
Town Centre.   
 
 
Question 
Is there a role for traditional ‘Main Street’ shopping, in the context of changing shopping 
patterns?  
 
Answer  
The role of the Main Street is very important in protecting the vitality and viability of Town Centres. 
Given the finer grain nature of the majority of Town Centres, it is considered that the most 
appropriate form of retail development along the ‘Main Street’, is small to medium size units e.g. 
Tesco Express Quinsborough Road, Bray, supported by ancillary retail services. Where the 
prospect does exist within a Town Centre to deliver larger floor plates the opportunity to provide 
a destination comparison store(s) which would reinforce the role of the Town Centre and 
improve its vitality and viability can be exploited.   
 
In this regard, it is our view that, Town Centres are more suitable for higher order comparison 
retailers, and smaller, specialised retailers. Locations at the edge of the core retail area are 
generally considered to be more appropriate for higher scale convenience retailing where 
modern floor plates are achievable. With specific reference to convenience shopping, the 
requirements for a large floor plate, car parking and good access means that to locate such a 
development within a traditional fine grain urban centre can have a dramatic impact on the 
streetscape and in turn the character of the Main Street. 
 
In addition, utilising large areas of Town Centre lands for convenience retail can inhibit the 
consolidation of comparison shops along a Main Street.  Historic and confined retail cores can 
also struggle to provide the car parking necessary for convenience shopping which can have a 
negative impact on the Town Centre and the existing retailers therein.  
 
 
 
 

                                                           
3 Guidelines for Planning Authorities, Retail Planning, 2012, Section 2.4.1, pg.13 
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Question 
How can modern retailing needs be accommodated in existing town centres?  
 
Answer 
It is widely accepted that convenience operators are often best accommodated when located 
on the periphery of the Town Centre/at Edge of Centre sites. Such sites have to be accessible, of 
an appropriate size and have the correct topography in order to provide for the operational 
requirements of retailers. 
 
Development Management policies need to provide sufficient flexibility and recognise the 
important characteristics and requirements of retail operators. Many retailers will operate an 
established business model, capable of delivering competitive goods to customers at accessible 
locations.  Such models have some flexibility with regard to the overall scale of the store (which 
will be dependent on market demand) and the physical layout of the building.  However, with 
regard to car parking, accessibility, and retailer profile, there is little potential for flexibility as they 
are critical requirements.  
 
An array of factors will determine the attractiveness of a town for new retail development and 
these should be considered in reviewing the Development Management policies. These factors 
include:  
 

• Quality of the public realm 
• Level of support from economic and town development agencies 
• Retail Layout achievable 
• Traffic Management & Movement Strategy 
• Servicing / Deliveries & accessibility 
• Height /Mix of Uses 
• Car Parking 
• Health and Safety 
• Development Plan restrictions 

 
In order to encourage the appropriate location of convenience retailers, Development 
Management policies must have regard to the operational requirements of modern retailers.  In 
this regard, policies must acknowledge that modern stores need to be designed to be efficient, 
spacious and provide a pleasant environment for both employees and consumers alike.   
 
The standard back of house requirements of retailers to ensure the efficient operation of a 
supermarket include inter alia, a cage marshalling area, bulk storage, staff facilities, offices and 
administration areas.  In addition to these requirements, the design of any building has to have 
regard to the current Building Regulations, Disability Access and Fire Safety Requirements, 
underpinned by the principles of Universal Design. 
 
Back of house areas are now designed to minimise the need for multiple deliveries per day by 
providing adequate chilled and ambient storage areas for holding stock before it reaches the 
store shelves.  In addition, central delivery systems remove the need for individual suppliers to visit 
stores thereby reducing the number of deliveries to any store.  This system is environmentally 
sustainable as it allows for a single truck to provide a store with a range of products, which in the 
absence of this system would require several separate truck deliveries.   
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The Planning Authority is referred to Table 1 below which sets out the necessary back of house 
areas often required to ensure the efficient operation of modern supermarkets.  For example, 
while it is not strictly required to have an enclosed cage marshalling area within the footprint of a 
building, it is often enclosed within residential areas to ensure that there is no visual or noise 
impact associated with the movement of roll cages within the service yard. 
 
As stated above, a supermarket must also be designed to comply with current Building 
Regulations.  Building Regulations apply to all works involving the construction of new buildings, 
the primary purpose of which is to provide for the health, safety and welfare of people, 
conservation of fuel and energy, and access for people with disabilities in and around buildings.  
Therefore, it is inevitable that buildings designed today will have greater requirements than in the 
past.   
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Table 1: Modern Retailer’s Requirements 

Description Reason for Requirement 

Cage Marshalling Area 
 
 

• To facilitate the safe unloading of a full HGV directly undercover. 

• To avoid stock being exposed to the elements. 

• To reduce noise levels normally associated with this activity. 

• To provide Health & Safety benefits for staff. 

• To provide an area for sorting and recycling waste and packaging. 

• To facilitate speedy off loading and HGV turn-around. 

Back-up Chiller 

 

• To ensure continuity of chill chain 

• To ensure that chilled products are maintained at the correct temperature after 

delivery and before packing out on the sales floor.  

• The size is designed to meet seasonal peaks. 

Fresh Meat Chiller 

 

• Required by trading law. 

• A back-up freezer is provided for frozen food products. 

• The size must meet the requirements of seasonal peaks. 

Alcohol Storage Area • To ensure that alcohol is stored in a secure area with limited access to specific staff. 

Ambient Food and Non-
Food Storage Area 

 

• To provide sufficient space to facilitate sorting of deliveries and storage per category. 

• This is essential to prevent cross contamination.  

• A separate clothing storage area is provided. 

• A separate secure storage area is provided to protect high value goods. 

Cleaner’s Room 
 

• Provided in line with Environmental Health requirements. 

• To accommodates all cleaning machines, equipment and chemicals. 

• To avoid any potential cross contamination 

Staff Kitchen, Restaurant, 
Lockers, Changing Areas 

• In the interest of staff amenity 

Ladies & Gents WC, 
Accessible WCs  

• All sized in order to comply with Building Regulations, Disability Access requirements 

and the principles of Universal Design 

Store Manager’s Office • In the interest of staff amenity  

Staff Training Room • To facilitate on-site training and up-skilling. 

General Office  • General office to facilitate IT, stock and ordering and general administration. 

Lifts and Access Stairs • All sized in order to comply with Building Regulations, Disability Access requirements 

and the principles of Universal Design 

Circulation Areas • All sized in order to comply with Building Regulations, Disability Access requirements 

and the principles of Universal Design 

Fresh Food Counter • To comply with various Environmental Health requirements. 

• This includes physical separation between cooked and uncooked and direct 

• This includes direct access to back-up chiller. 

Bakery • An in store bakery is provided complete with ovens, storage and manufacturing area 

in compliance with various Environmental Health requirements 
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Having regard to the aforementioned, Development Plan policies must recognise that the design 
of modern retail formats are dictated by retailer’s requirements, current Building Regulations, Fire 
Safety and Disability Access requirements. Each of these regulations necessitates extra space 
requirements (circulation space, staff facilities, car park layout requirements etc.) which 
traditionally would not have been required in similar type retail stores.   
 
Policies which provide for the appropriate locating of convenience retailers as above will not 
only ensure that suitable sites are identified which can accommodate a modern format retailer 
but such policies will also support the Town Centre by removing traffic associated with 
convenience retailing to more accessible locations.  
 
 
Question 
How are current car parking standards working? 
 
Answer  
The current car parking standard for supermarket retailing which falls within the category “other 
retail (town/village, district/neighbourhood centre, large/discount foodstore) is 4 no. car parking 
spaces per 100sq.m floor area.   While it is acknowledged that the demand for the private car 
can be reduced in relation to certain types of land uses, large convenience stores are not such a 
use. As recognised in the Retail Planning Guidelines (Section 4.11.1) such stores provide for the 
weekly convenience goods shopping of households and thus the majority of customers 
undertake the trip by car. 
 
In terms of public transport the County is served by both bus and rail, however, these tend to be 
concentrated on the main centres.  In land use planning terms locating uses such as comparison 
retail within the Town Centre, which can take advantage of the public transport available, is in 
accordance with proper planning and sustainable development. However, given the essential 
nature of the weekly convenience shop and its substantial weight/volume it makes public 
transport unsuitable for the vast majority of convenience shopping customers.   
 
Given the rural nature of a large part of County Wicklow and the viability issues associated with 
serving such an area with public transport, the private car is a necessity for those living in the 
catchment areas of the main settlements. In this regard, for a large proportion of the County 
population the private car is the only way a weekly shop can be undertaken and therefore, it is 
not only important that the convenience retail unit is located at an accessible location, sufficient 
car parking provision must also be provided.  
 
In terms of car parking requirements, a convenience retail store has different characteristics to 
other retail developments including higher order comparison and retail service outlets. The Draft 
NTA 2030 Vision document (Section 8.5, ‘Parking Supply’) specifically separates food and non-
food land uses with a maximum standard of 1:14 being applied to ‘food retail’ and 1:20 being 
applied to ‘non-food retail’, thereby recognising the different trip generation rates of these two 
forms of retail. 
 
The parking characteristics and customer-shopping needs in respect of convenience shopping 
vary little throughout the Country and therefore, the NTA recommended standards are relevant 
to County Wicklow. On foot of the Draft 2030 Vision document a number of Development Plans, 
including Dún Laoghaire Rathdown (2010), Fingal (2011) and Meath (2013) identify a specific 
food retail category while others including Kildare (2011) and Dublin City (2011) identify 
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standards for supermarkets and large convenience goods stores. The provision of an appropriate 
level of car parking to serve a convenience led store is a necessity and must be provided for in 
the Development Plan.  
 
 
3.0 Conclusion 
 
We trust that the above comments and recommendations will be taken into account as part of 
the preparation of the Development Plan for County Wicklow. This submission asks that the 
Development Plan: 

 
• Historic and fine grain Town Centres are more suitable for higher order comparison 

retailers, and smaller, more specialised retailers. 
• The existing 20% cap on comparison goods within large foodstores should be omitted 

from the new County Development Plan as it is contrary to national retail policies. 
• Retail policies must have regard to the operational requirements of modern retailers. 
• Development Plan policies must recognise that the design of modern retail formats are 

dictated by retailer’s requirements, current Building Regulations, Fire Safety and Disability 
Access requirements. 

• A convenience retail store has different characteristics to other retail developments 
including higher order comparison and retail service outlets and we would ask that the 
Development Plan include a specific food retail car parking standard. 
 

We are available for discussion on any of the matters referred to above. We would also 
appreciate if you could confirm receipt of this submission by return.  
 
Yours faithfully, 
  
 
_________________________ 
Robert McLoughlin BAgrSC (Land Hort), MRUP, MIPI 
Director 
For and on behalf of GVA  



amacnamara
Text Box







amacnamara
Text Box




	88.pdf
	Submission




