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areas are 3.74Ha, 3.05 Ha and 1.18 Ha; giving a combined area of 7.97 Ha. A total of approximately 
6.79 Ha of the overall landholding is currently zoned for residential development.   
 
Please refer to Section 3.0 below for further details of the site’s location and extent. 
 

 
1.3 Structure of this Submission 
 

The Report continues with the following structure: 
 
Section 1.0 – Introduction 
Section 2.0 – Executive Summary 
Section 3.0 – Site Location 
Section 4.0 – Core Strategy and Population Growth in Wicklow 
Section 5.0 – Audit of Land in the Settlement the Need to Retain Residential Zonings 
Section 6.0 – Coherent and Integrated Infill Development 
Section 7.0 – A Feasible and Viable Residential Proposal for the Subject Site 
Section 8.0 – Conclusion 
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2.0 EXECUTIVE SUMMARY 
 

Purpose of this Submission 
 

• To provide a robust justification to support the appropriate zoning of land in the 
settlement, and in particular to retain and partially extend the residential zoning of lands 
at Kindlestown. The existing zoned portion accounts for 6.79 Ha or 85% of the site area. 

 
 
 Site Location 
 

• The site is comprised of 3 No. plots with a total area of approximately 7.97 Ha. 
 

• It is bound by existing development on 2 No. sides and a potential third side (subject to 
Planning Permission), making it an infill site contiguous to the Built-Up Area with a 
genuine opportunity to integrate with existing development. 

 

• The site is within short walking and cycling distance of a host of important day-to-day 
services and amenities, making it a sustainable location and one that will promote active 
mode of transport. These include: 

 
o Convenience retail; 
o Childcare; 
o Healthcare; 
o Schools; and 
o Personal services. 

 
 

Core Strategy and Population Growth: Revisions Required and a Progressive Approach 
Needed 
 

• The Core Strategy of the Wicklow County Development Plan 2022–2028 has allocated 
very limited housing growth figures of only 508 No. units and 140 No. units respectively 
in Greystones-Delgany and Kilcoole between Q3 2022 and Q2 2028. This conflicts with 
the overarching need to deliver housing in existing settlement of scale where services 
and infrastructure are available. 

 

• The housing growth is founded on population targets for Greystones-Delgany and 
Kilcoole of 21,727 and 4,778 respectively by Q2 2028. However, County Wicklow’s 
population growth has outstripped national change in recent years, with Greystones-
Delgany’s population already reaching 22,009 in Q3 2022. 

 

• Changes to national and local population growth and its patterns are currently being 
considered as vital elements of updates to the National Planning Framework, with the 
ESRI tasked with revising their methodology for population projections and housing 
growth allocations in Core Strategies 

 

• Recent underestimations of housing requirements for 33,000 No. units per by Housing 
for All will necessitate a more robust and progressive methodology, especially noting the 
reality of our housing needs being calculated as up to 74,000 No. units per annum for the 
coming years to meet pent-up and emerging demand. 
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• Regardless of the ESRI’s proposed methodology, we implore the Council to take an 
authoritative and progressive stance on its housing requirements and distribution across 
the County and to seek to allocate adequate housing units and by extension, zoned land, 
to the Greystones-Delgany settlement in order to meet continued growth. 

 

• We acknowledge that revisions to the Core Strategy will likely require a variation to the 
Development, thereby potentially slowing down the adoption of the new LAP. However, 
we submit that such an approach is required and should be expediated to adequately 
cater for housing delivery in the short- and medium-term periods. 

 
 
Audit of Land: Limited Available Residential Land Remains Available 
 

• Our audit of land zoned by the current LAP for ‘new residential’ uses identified 20 No. 
sites with the benefit of Planning Permission or a decision on an Application pending. 
These sites accounted for an estimated 2,669 No. units, with Grants of Planning 
Permission dating as far back as 2015, indicating their longstanding position. 

 

• Development has been commenced, and in many instances has been completed, on 15 
No. of the sites, accounting for up to 1,818 No. units. Therefore, this is clear intent to 
deliver housing in the settlement, with many Developers actively seeking to realise their 
Grants of Planning Permission. Of the remaining 5 No. sites, 2 No. are pending Planning 
Application decisions and 3 No. received Grants in just the last 12 months, so are likely 
to be proceeding through detail design and tendering stages before commending. 

 

• 14 No. sites (70%), accounting for 1,050 No. units (39%) were within the existing Built-
Up Area, exceeding the National Planning Framework’s National Policy Objective 3c to 
deliver 30% of units within existing settlements. This is not to factor-in units proposed 
and delivered on ‘existing residential’ sites, which would increase the number within the 
Built-Up Area. Therefore, there is ample scope to accommodate additional units outside 
the BUA whilst complying with national policy. 

 

• Of the remaining 11 No. sites with ‘new residential’ zonings (including the subject site), 
we concluded that there are only 3 No. key sites (including the subject site) with potential 
for large-scale residential development. The 8 No. sites retain some potential, but this is 
generally limited by factors such as Tree Preservation Orders and protection objectives, 
ACAs, flood risk, site topography, ecology and road infrastructure. 

 

• Therefore, we contend that given the need to broaden the housing growth and zoned 
land for the settlement, there is significant merit in retaining zoning at the subject site 
due to its sustainable location, accessibility and availability or services.  

 
 
Opportunity for Coherent and Integrated Infill Development 
 

• The benefit of zoning and developing the site will be a logical and sequential pattern of 
urban development that counters the emergence of disconnected, finger-like expansion 
of the town, and by consequence, the inappropriate leapfrogging of appropriate sites. 

 

• It will fill a void of development that exists between the existing Built-Up Area (BUA) or 
Built Envelope of the town, as shown by the gap between the grey areas shown in Figure 
3.1. As the purple arrows illustrate, developing the site will consolidate the 



 

5 | P a g e  

western/northern sides of the Seagreen residential development in an orderly and 
integrated manner. 

 

• Additionally, the pending Planning Application decision (ABP Ref. 313229) on the site to 
the north further enhances the need to, and merit in, zoning and developing the subject 
site. The orange arrows show the coalescence of the built area that can be achieved and 
the interconnectedness between new and future developments. 

 

 
Figure 2.1: Infill development potential at the subject site with the benefit of 

coherently, orderly and sustainably infilling and integrating with the existing 
BUA and future development 

 
Source: Google Earth (image April 2021), annotated by Thornton O'Connor Town 

Planning (2024) 
 
 
A Genuine, Feasible and Viable Residential Proposal for the Subject Site 
 

• Our Client has a genuine interest in delivering housing at the subject lands and recently 
intended to commission a Design Team to design a housing scheme at the subject site 
and to proceed through the planning process. 
 

• They recently delayed appointing a Design Team and progress through planning for the 
site following the Council’s refusal of 99 No. units proposed under Reg. Ref. 23342 due 
to its exceedance of the County Development Plan’s Core Strategy. 
 

• On the basis of the strong justification provided herein to support the zoning of the 
subject lands, our Client has appointed O’Donoghue + Associates Architects (ODAA) to 
prepare a high-level masterplan to demonstrate the feasibility of delivering housing at 
the site and to provide the Council with evidence of their intent to bring them forward 
for same. 
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• The layout (Figure 2.2) takes a holistic approach to the design, and considers and 
incorporates the following: 

 
o The topography of the lands, most notably Plot B, proposing split-level housing 

units with modulated forms to minimise site level interventions and to mitigate 
visual impacts; 

o Siting of units at the lower parts of the plots that comprise the lands to maximise 
natural screening provided by existing hedgerows; 

o Varied densities that respect site attributes and sensitivities; 
o Multiple ‘character areas’ to encourage urban legibility and architectural variety;  
o Green infrastructure links, bolstering those that are already present; and 
o Integration and connectivity with existing development to the south (Seagreen 

Park) and prospective development to the north (ABP Ref. 313229). 
 

 
Figure 2.2: Proposed residential layout for the subject lands  

 
Source: ODAA (2024) 
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Figure 3.2: Drone imagery of the subject lands and its 3 No. plots, generally looking in southerly and westerly directions 
 
Source:  O’Donoghue + Associates Architects (2024)
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4.0 CORE STRATEGY AND POPULATION GROWTH IN WICKLOW 
 
4.1 Settlement Hierarchy and Core Strategy of the Wicklow County Development Plan 2022–

2028 
 

The following Sub-Sections introduce the subject site in the context of County Wicklow’s 
Settlement Hierarchy and Core Strategy, with the purpose being to emphasise the merit in (and 
need to) protecting existing zonings and to appropriately zone additional land in the LAP 
settlement. 

  
 
4.1.1 Settlement Hierarchy 

 
Despite the Local Area Plan combining them, the Wicklow County Development Plan 2022–2028 
separates Greystones-Delgany and Kilcoole into different settlements for the purpose of its Core 
Strategy. Greystones-Delgany is identified as (Level 3) ‘Self-Sustaining (Growth) Town’ in the 
Plan’s Settlement Hierarchy, which… 
 

“…are towns that contain a reasonable level of jobs and services which adequately cater 
for the people of its service catchment. These may include sub-county market towns and 
commuter towns with good transport links, which have capacity for continued 
commensurate growth to become more self-sustaining. These towns are regionally 
important local drivers providing a range of functions for their resident population and their 
surrounding catchments including housing, local employment, services, retail and leisure 
opportunities. 
 
The RSES recognises that towns in the Metropolitan Area and Core Region tend to have 
experienced strong commuter focused growth but some of these towns offer potential for 
increased residential densities at high quality public transport hubs and can accommodate 
average or above average growth to provide for natural increase, service and/or 
employment growth, where appropriate.” [emphasis added] 

 
Kilcoole is identified by the Development Plan as a (Level 4) ‘Self-Sustaining Town’, which…  
 

“…require contained growth, focusing on driving investment in services, employment growth 
and infrastructure whilst balancing housing delivery. There is a strong emphasis on aligning 
population growth with employment growth to make these towns more self-sustaining and 
capable of accommodating additional growth in the future.” 

 
Both settlements have grown in recent years and have the potential for further carefully 
considered expansion, in line with a broadening of social infrastructure and 
employment/economic opportunities. Further residential development is especially strongly 
justified and logical for Greystones-Delgany given its rail service, and due to its existing scale 
and ability to create a critical mass necessary to support new and existing businesses and to 
sustain the provision and expansion of local services. 
 

4.1.2 Core Strategy 
 

The Core Strategy, the detail of which is extracted in Table 4.1 below, has calculated population 
growth, housing targets and zoning requirements based on 2016 Census data using the Housing 
Supply Target Methodology for Development Planning, Guidelines for Planning Authorities (2020) 
(Guidelines that are discussed in further detail below). 
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It indicates that for the period 2021–2031, a housing target of some 1,078 No. units and 190 No. 
units are respectively required for Greystones-Delgany and Kilcoole. Although the Council’s 
assessment includes the 2016–2020 period, the 2017–2022 completion and 2021–Q2 2022 
estimated completions during these years were excluded. 
 
Noting the Development Plan’s life, 2022–2028, further nuance is provided in its Housing 
Strategy in an untitled table on an numbered page in Section 2.2. It notes “Housing Growth” 
between Q3 2022 and Q2 2028 of only 508 No. units and 140 No. units respectively in 
Greystones-Delgany and Kilcoole. This growth is founded on population targets for 
Greystones-Delgany and Kilcoole of 21,727 and 4,778 respectively by Q2 2028. 
 
We contend that this growth is incredibly limiting (as overall numbers), unrealistic (in terms of 
the LAP settlement’s potential and market demand to live there) and unsustainable (given the 
LAP settlement’s location, existing infrastructure, services and amenities). In fact, we note that 
the single Planning Application of ABP Ref. 313229 alone (586 No. units) would exceed the Q3 
2022 and Q2 2028 “Housing Growth” figure for Greystones-Delgany specifically. Yet this 
Planning Application was lodged in April 2022 and still awaits a decision; which in and of itself 
illustrates the difficulties associated with single and very large residential proposals. 
 











 

 

5.0 AUDIT OF LAND IN THE SETTLEMENT AND THE NEED TO RETAIN RESIDENTIAL ZONINGS 
 

To understand the quantum of development undertaken in recent years and to determine how 
little residential land remains available, we have undertaken an audit of lands zoned by the 
current LAP as being for ‘new residential’ uses. This is part of the justification to support the 
appropriate (1) retention of existing and (2) expansion of new, residential zonings at the subject 
site.  
 
This audit, which ultimately seeks to understand the availability of land remaining for residential 
development, is undertaken in the context of: 
 

• Evidential shortcomings in the Development Plan’s Core Strategy, which are discussed 
above and aided by this exercise; and 

• The Development Plan’s implied intention that residential dezonings may take place or 
onerous phasing limitations may be applied as part of the forthcoming LAP’s 
preparation, despite a continued need for additional land11. 

 
For clarity, the current LAP’s ‘new residential’ zonings fall under a series of different designations 
that also prescribe relevant densities (units per hectare – uph) to be applied to specific sites12. 
They are listed as follows: 
 

• R22: Residential – 22/ha 

• R17: Residential – 17/ha 

• R15: Residential – 15/ha 

• R10: Residential – 10/ha 

• R5: Residential – 5/ha 

• R2.5: Residential – 2.5/ha 

• SpecialR: Special Residential 
 
 
5.1 Audit Methodology 
 

The audit methodology involved the following steps: 
 

• Review and identification of ‘new residential’ zoned lands that were indicated as 
undeveloped on the LAP’s zoning map. 

• A check of the sites’ relevant planning histories using the National Planning Application 
Database13 (NPAD) and Wicklow County Council’s online planning register14. 

o Planning Applications for small developments (generally less than 5 No. units 
were not included, as they mostly related to one-off housing units) were 
excluded. 

• Sites with the benefit of Planning Permission or a decision on a Planning Application: 
o Were categorised in terms of their position within the existing Built-Up Area 

(BUA) or ‘Built Envelope’. 
o Were further assessed to determine if development had commenced. 

 
11 In relation to zoning in Greystone-Delgany, ‘Table A’ of the Development Plan’s ‘Core Strategy Tables’, states 
that “remaining surplices will be addressed in next LAP”. 
12 The zoning designation RE: Existing Residential, which can facilitate new development, has not been included in 
this audit. 
13 https://www.myplan.ie/national-planning-application-map-viewer/ 
14 https://www.wicklow.ie/Living/Services/Planning/Planning-Applications/Online-Planning 
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7.0 A FEASIBLE AND VIABLE RESIDENTIAL PROPOSAL FOR THE SUBJECT SITE 
 

Our Client has a genuine interest in delivering housing at the subject lands and recently intended 
to commission a Design Team to design a housing scheme at the subject site and to proceed 
through the planning process. However, the Council’s refusal of 99 No. units proposed under 
Reg. Ref. 23342 due to its exceedance of the County Development Plan’s Core Strategy housing 
figures raised concerns with respect to the prospect of securing a Grant of Planning Permission. 
The fundamental basis of this refusal cast doubt on the possibility of any additional housing 
coming forward in the settlement during the remaining life the Development, despite an acute 
need remaining. 
 
However, on the basis of the strong justification provided herein to support the zoning of the 
subject lands, our Client has appointed O’Donoghue + Associates Architects (ODAA) to prepare 
a high-level masterplan to demonstrate the feasibility of delivering housing at the site and to 
provide the Council with evidence of their intent to bring them forward for same. 
 
The layout and supporting documentation are contained in the enclosed booklet, with the 
former provided overleaf for ease of review. The layout takes a holistic approach to the design, 
and considers and incorporates the following: 

 

• The topography of the lands, most notably Plot B, proposing split-level housing units with 
modulated forms to minimise site level interventions and to mitigate visual impacts; 

• Siting of units at the lower parts of the plots that comprise the lands to maximise natural 
screening provided by existing hedgerows; 

• Varied densities that respect site attributes and sensitivities; 

• Multiple ‘character areas’ to encourage urban legibility and architectural variety;  

• Green infrastructure links, bolstering those that are already present; and 

• Integration and connectivity with existing development to the south (Seagreen Park) and 
prospective development to the north (ABP Ref. 313229). 

 



 

 

 
Figure 7.1: Proposed residential layout for the subject lands 
 
Source: ODAA (2024)



 

 

8.0 CONCLUSION 
 
This submission to the Issues Paper in respect of the forthcoming Draft Greystones-Delgany and 
Kilcoole Local Area Plan has provided a robust justification to support the appropriate zoning of 
land in the settlement, and in particular to retain and partially extend the residential zoning of 
lands at Kindlestown. 
 
Existing Core Strategy population and house targets for the settlement need to be revisited to 
reflect the reality of population growth and housing demand in the area; but this need not be a 
market-driven action. Such revisions are also valid given the appropriateness of Greystones-
Delgany (and Kilcoole) as a sustainable town within which to accommodate higher rates of 
population growth. This is due to its existing levels of service provision, existing businesses and 
employment opportunities, and existing and planned public transport.  
 
Supporting larger settlements like Greystones-Delgany (and Kilcoole) to achieve greater levels 
of population growth should be seen as a positive, progressive and practical means of securing 
sustainable development. This is especially so given their ability to deliver a critical mass for 
successful growth that simply cannot be achieved in many of the County’s much smaller 
settlements. 
 
Therefore, in light of recent population growth and numerous sites within the settlement coming 
forward for development, we contend that there is a robust case for zoning the subject site for 
residential uses due to its: (1) contiguous and infill position, (2) its sequential appropriateness 
compared with other possible residential sites, and (3) its proximity to a host day-to-day services, 
facilities and amenities. 
 
As has been shown above and in the enclosed materials prepared by ODAA, there is clear 
evidence (1) that the site can be successfully, coherently and holistically developed and (2) that 
our Client has a genuine intention to deliver housing at the site. 
 
Consequently, we respectfully request that in drafting the land-use zoning maps for the 
Draft Greystones-Delgany and Kilcoole Local Area Plan, the Council act to zone the subject 
site for residential development. 
 
We trust that the observations set out in this Submission will prove insightful, and look forward 
to reviewing the content of the Draft Greystones-Delgany and Kilcoole Local Area Plan in due 
course. 
 
Yours faithfully, 
 

 
 
Sadhbh O’Connor 
Director 
Thornton O’Connor Town Planning 
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TYPOLOGIES  - LANDSCAPING  

Proposed green network and recreation spaces to integrate with existing 
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existing boundary and edge conditions
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