
HIGH LEVEL MASTERPLAN AND DESIGN STATEMENT 

LOTT LANE KILCOOLE, CO WICKLOW - MAY 2023 



Greystones Delgany Kilcoole Local Area Plan 2013-2019
MU Mixed Use 
RES15 To provide for a mixed house development including a range of tenure types (e.g. social, aff ordable  
    and private housing) and community facili� es (as determined by the planning authority, in conjunc- 
 � on with Community and Enterprise sec� on of the Council) in the MU mixed use zone , subject to 
 the agreement of a Master Plan for the en� re zone. An equipped playground of c 200m2 shall be   
 provided within this zone. This land may also be suitable for the development of a community building. 

A master plan shall set out details regarding how the objec� ves of the subject site are to be achieved, 
including for example, the alloca� on of uses throughout the site, address principles of design (e.g. heights, 
mass, materials), transporta� on links and permeability, details regarding phasing of the development, and 
any other ma� ers as required by the planning authority.
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BACKGROUND
O Connell Mahon Architects (OCMA) were appointed by 
Wicklow County Council to draw up a Masterplan for the 
site at Lo�  Lane (Townland of Ballydonarea), Kilcoole to 
meet the planning requirement rela� ng to the Mixed Use 
(MU) zoning of the site under the Delgany and Kilcoole 
Local Area Plan (LAP) 2013-2019. A stated objec� ve of the 
LAP (RES15) is to provide a mixed housing development 
on the site subject to the agreement of a Masterplan.  
This Masterplan set out details regarding the alloca� on 
of uses throughout the site: it addresses principles of 
design as well as transporta� on to and within the site and 
premeability links for cyclists and pedestrians.

METHODOLOGY
This plan was undertaken by OCMA as contracted by 
Wicklow County Council, leading a mul� disciplinary team 
where AECOM provided professional advice on civils 
provision and vehicular and pedestrian access and move-
ment. Mee� ngs took place with elected representa� ves 
of Wicklow County Council and with departments of engi-
neering, planning and architecture in the council. External 
consulta� ons were undertaken with members of the 
construc� on industry. Out of this analysis and research, 
an outline site layout was formulated (See Maps 1 and 2).

The statutory planning requirements underpin the design 
strategies for this plan and it is predicated on relevant 
government guidelines. A list of both statutory and guid-
ance documents is given at Appendix A. 

The tenure as recommended in this masterplan is subject 
to the developing market with regard to the Aff ordable 
Housing Bill of 2021 and to the growing need for social 
housing at na� onal and local level.

SOCIAL INFRUSTRUCTURE
The team analysed the town of Kilcoole and environs 
with respect of its size, demographic: its exis� ng trans-
port links and trends: it’s social, recrea� onal and cultural 
facili� es; and the available educa� on and retail supports. 
These fi ndings are tabled at Appendix B

ACCESSIBILITY
Refer to Appendix D - Accessibility Report

OBJECTIVES
The objec� ves of this masterplan are to develop a design 
strategy for the site which:
• responds to surroundings of its par� cular loca� on
• facilitates good connec� vity addressing vehicular, 

cycling and pedestrian connec� ons into the site
• allows people to use and access the development 

easily
• provides guidance on the tenure and mix of housing 

based on community need
• allows the development to promote a good mix of ac-

� vi� es while considering community provision based 
on local need

• makes sure the development uses the resources, 
including land, appropriately

• allows the development to create a sense of place
• includes people friendly streets and spaces
• proposes safe, secure and enjoyable public areas
• includes buildings capable of coping with change
• makes sure the scheme provide a decent standard of 

ameni� es
• provides the car parking that are secure and a� rac-

� ve
• includes well thought through buildings and land-

scape design

ANALYSIS
Kilcoole is a classifi ed as one of ‘Self Sustaining Towns’ in 
the current (2022-2028) development plan for the coun-
ty, and these are towns that require contained growth, 
focusing on driving investment in services,
employment growth and infrastructure whilst balancing 
housing delivery. 
The number of units proposed as appropriate for this site 
is 152. 
Kilcoole has one primary and one secondary school and 
several privately run pre-school facili� es: the town is 
also serviced by a number of sports clubs for children 
and teenagers including GAA and football. While there 
is s� ll reliance on the car for transport to and from work 
and school, a third of students walk to primary/second-
ary school and over half either walk, cycle or use public 
transport. 

The town has many a� rac� ve natural features being 
adjacent to the coast with the na� onal monuments of St 
Comgall’s and the rock of Kicloole sited in the town and 
pleasant walks within its environs.

The site of 5.06 hectares is located on Lo�  Lane within 
the boundary of the ’se� lement area’ as designated in the 
LAP less than one kilometre from the centre of the town 
to the south and just under a mile from the coast path to 
the east. It is bounded to the south by the Ballydonnerea 
Loop Walk running east west. The design strategy in this 
plan seeks to maximise the permeability from Lo�  Lane 
to the coast walk through the introduc� on of designated 
cycle and pedestrian route independent from vehicular 
routes. 

The site slopes steeply east from Lo�  Lane over the ini� al 
30m and then levels off  to the east. OCMA have proposed 
the site layout strategy based on an analysis of these gra-
dients with semi-detached housing where the gradient is 



steepest and terraced housing to the east where the site 
if fl atest. 
There are currently two ac� ve community centres in 
Kicloole and a number of childcare facili� es. The inten� on 
is to augment the community provision by designa� ng 
1,160msq of the site for childcare facility use.

DESIGN STRATEGIES
We consider that the proposed plan represents appropri-
ate residen� al provision of both tenure and density. The 
density for the site has been considered in the context of 
na� onal guidelines and statutory provision of develop-
ment control plan and LAP. A MU designa� on does not 
provide a required density; Wicklow County Development 
Plan 2022-2028 designates:
- for Edge of Centre Sites: 20-35 u/ha
The Sustainable Residen� al Development in Urban Areas 
s� pulated densi� es of 20-35u/ha for edge of centre 
loca� ons in small towns. The more recent Urban Develop-
ment and Building Heights has increased those densi� es 
to 35-50u/ha. The density in this masterplan is 29.5u/ha. 
Further calcula� on on Open Space and Density provision 
is given in Appendix C

While there are a number of pre-school facili� es within 
the se� lement area of Kilcoole, the proposed housing 
development will augment the need for such facili� es. 
We note that there are currently two ac� ve community 
centres within the cur� lage of the town. We have includ-
ed in this applica� on the provision of area of 1,065m2 
on the Lo�  Lane frontage for childcare building facility 
adjacent to an open area which is available to  provide an 
equipped playground for community use. There are fur-
ther open areas to the south connec� on with Strawberry 
Lane which is available for public allotments.

The Interurban Cycle Network Route passes through 
Kilcoole and the proposed masterplan maximises cycle 
use as promoted in the Na� onal Cycle Policy Framework 
and in the county development plan, through the intro-
duc� on of a designated cycle route through the site and 
the provision of a cycle path along its Lo�  Lane frontage. 
Pedestrian link through the site to the adjacent Strawber-
ry Lane increase the permeability from the west of Lo�  
Lane to the ameni� es of the Ballydonarea Loop Walk and 
the coast.
The a� ached two plans set out the design strategies given 
above:
 House Tenure, Distribu� on
 Permeability Movement andOpen Space

House Tenure 
The housing is a mix of aff ordable and social and the ma-
jority of house units at 60% are three bed units. A third of 
the housing is two bed units and there are 14 single bed 

social units to meet specifi c need as iden� fi ed by Wicklow 
County Council for elderly or those requiring universal ac-
cess: a further need for 2 fully accessible family units has 
been met by the inclusion of special 4-bed units within 
the social housing provision.

The aff ordable element of the housing is semi-detached 
and located at the east of the plan where the gradient 
is greatest and the semi-detached units are placed with 
the slope. Terraced units are used at the fl a� er west area 
of the site. Side entrance units are used appropriately to 
ac� vate passive surveillance in shared open space. 
 House Finish Materials Specifi ca� on
Walls to be tradi� onal Sand and cemen� � ous coa� ng  
with brick feature coursing.  
Doors to be  contemporary high performance colour 
coded and glazed.
Bin housings to be prefabricated system, secure and inte-
grated within house boundary treatments.
Roof fi nished throughout to be coloured concrete � le 
with horizontal tradi� onal eaves and gable end facias.
Colour coded glazed windows to select � nts

Density and Open Space
Calcula� on on these are given at Appendix C. The open 
space provision of 15.06% of the site discounts the area 
designated for community use. A variety of size and form 
of open space is provided and are dispersed throughout 
the development to give a sense of openness and encour-
age use.

Permeability Movement and Road Layout
The road layout in the masterplan has been designed to 
meet DMURS guidelines in consulta� on with Wicklow 
County Council and has been audited by AECOM. Strategy 
is to calm traffi  c and promote the pedestrian and cyclist 
while ensuring necessary access.

Overall Design Principles
The layout addresses the s� pula� ons of the county devel-
opment plan with respect to overlooking and densi� es. In 
addi� on the following principles are included.
• ac� vate open space through passive surveillance 
• provide a range of open spaces varying in size
• locate open spaces evenly throughout the   

development
• limit housing to two storey units as appropriate for 

the recieving environment
• limit off  street carparking to allow houses to engage 

with public space
• limit carriageway width to 5.5m - 5m
• provide footpaths 2m in width
• all radii for road junc� ons are 3.0-4.5m
• alllow for community facili� es to the east and west of 

the site
• Provide designated cycle route throughout the site 
• Provide new cyclepath to Lo�  Lane
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APPENDIX A

List of References

Wicklow County Council Development Plan 2022-2028

Greystones-Delgany Kilcoole Local Area Plan 2013-2019

Sustainable Residen� al Development in Urban Areas 2006 
Department of Environment Heritage and Local Government

Sustainable Urban Housing: Design Standards for New Apartments 2018
Department of Housing Planning and Local Government

Urban Development and Building Heights 2018 
Department Housing Planning and Local Government

Design Manual for Urban Roads and Streets 2013 
Department of Transport, Tourism and Sport; Department of Environment, Community and Local Government

Quality Housing for Sustainable Communi� es 2007 
Department of Environment Heritage and Local Government

Regional Planning Guidelines Greater Dublin Area 2010-2020
Mid-East Regional Authority and Dublin Regional Authority

Na� onal Cycle Policy Framework 2009-2020

Census 2016 Central Sta� s� cs Offi  ce
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APPENDIX B

Map 1 Educa� on and Childcare Facili� es Distribu� on

Map 2 Transport Facili� es

Map 3 Recrea� on and Leisure

Map 4 Social
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APPENDIX C

Density and Open Space Calcula� ons
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LOTT LANE HOUSING DENSITY CALCULATIONS
OCMA
May-23
Wicklow County Council

PLOT AREAS
HOUSE TYPE PLOT AREA (m2) NUMBER OF UNITS TOTAL AREA OF THIS TYPE (m2)

AFFORDABLE
AFFORD. 2BED 53 8 424
AFFORD. 2BED SIDE ENTRANCE 55.5 4 222
AFFORD. 3BED FRONT/SIDE ENTRANCE 63.5 60 3810

SOCIAL
1 BED APT 66.5 7 465.5
2 BED CENTRAL UNIT 49.8 27 1344.6
2 BED END UNIT 53 12 636
3 BED CENTRAL UNIT 56.9 18 1024.2
3 BED END UNIT 60.3 7 422.1
4 BED SPECIAL UNIT 106.5 2 213

total housing plot area (m2) 8561.4



PERCENTAGE OF OPEN PUBLIC SPACE 

total site area (ha) 5.06
open space wider than 10m (m2  7626

% of public open space 15.07%

DWELLING EQUIVALENT CALCULATION

HOUSE TYPE TOTAL AREA (m2) NUMBER OF UNITS TOTAL AREA OF THIS TYPE (m2)
AFFORDABLE AFFORD. 2BED 84.2 8 673.6

AFFORD. 2BED SIDE ENTRANCE 89.4 4 357.6
AFFORD. 3BED FRONT ENTRANCE 102.9 41 4218.9
AFFORD. 3BED SIDE ENTRANCE 104.3 19 1981.7

SOCIAL 1 BED APT 47.5 7 332.5
1 BED APT 46.2 7 323.4
2 BED CENTRAL UNIT 84.4 27 2278.8
2 BED END UNIT 86.5 12 1038
3 BED CENTRAL UNIT 97.4 18 1753.2
3 BED END UNIT 99.3 7 695.1
4 BED SPECIAL UNIT 119.4 2 238.8

total housing area 13891.6

Divided by 125m2 111.13
site area 5.06h per 5.06H

Dwelling Equivalent 22u per h



APPENDIX D

ACCESSIBILITY REPORT
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APPENDIX “D” - ACCESSIBILITY PLANING REPORT –  Lott Lane Housing  
O’Connell Mahon - Employer’s Representative   
Architects 
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APPENDIX “D” - ACCESSIBILITY PLANING REPORT –  Lott Lane Housing  
O’Connell Mahon - Employer’s Representative   
Architects 
 

1. Compliance with requirements included in the Wicklow County Council 
development Plan 2022-2028 

O’Connell Mahon Architects recognises additional Access requirements introduced in the 
WCC Development Plan 2022-2028 and included in the following Policy Objectives:  

 Housing CPO 6.20 
 Community Development CPO 7.5 
 Sustainable Transportation CPO 12.5 

The above objectives are described as follows: 
 
“New significant residential or mixed use development proposals shall be required to be 
accompanied by a ‘Accessibility Report’ that demonstrates that new residents / occupants 
/ employees (including children and those with special mobility needs) will be able to safely 
access through means other than the private car: 

 (a) local services including shops, schools, health care and recreational facilities, and 

 (b) public transport services. Where deficiencies are identified, proposals will be required to 
either rectify the deficiency, or suitably restrict or phase the development in accordance with 
the capacity/quality of existing or planned linkages.” 

Facilities that are proposed to be located within the Lott Lane housing development and fall 
into categories indicated in the Policy Objectives are as follows: 

 Childcare facility – located at North-West of the site, 

 Childcare building and the adjacent playground will be accessible through gentle 
sloped approach footpath not steeper than 1:20 gradient (as marked on the plan 
below.) 
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Lott Lane Housing Part 8 Application               January  2023 

 

APPENDIX “D” - ACCESSIBILITY PLANING REPORT –  Lott Lane Housing  
O’Connell Mahon - Employer’s Representative   
Architects 
 

 Community recreational “Area 1” – located at West of the site, 

 Community recreational “Area 6” – located at South of the site, 

 Community recreational “Area 8” – located at West of the site. 

All above recreational areas are accessible via public footpaths which are not steeper than 
1: 20 gradient. See Plans below for details. 
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APPENDIX “D” - ACCESSIBILITY PLANING REPORT –  Lott Lane Housing  
O’Connell Mahon - Employer’s Representative   
Architects 
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APPENDIX “D” - ACCESSIBILITY PLANING REPORT –  Lott Lane Housing  
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Lott Lane Housing Part 8 Application               January  2023 

 

APPENDIX “D” - ACCESSIBILITY PLANING REPORT –  Lott Lane Housing  
O’Connell Mahon - Employer’s Representative   
Architects 
 

2. Application of Part M of the Second Schedule of the Building Regulations for the 
Proposed Development – Dwellings and Childcare Facility Building 

The proposed development consisting of Dwelling units and Childcare Facility Building must 
meet the requirements of Part M of the Building Regulations. Part M 2010 came into 
operation on the 1st January 2012 and the requirements of Part M 2010 must be followed. 
The requirements of Part M 2010 are as follows:  

 
Figure 1 The requirements of Part M (2010) of the Building Regulations  
 
TGD M 2010 provides guidance in relation to meeting the requirements of Part M of the 
Second Schedule to the Regulations and focuses on Access and Use. It is important to note 
that the introduction of TGD M 2010 states:  
 
“The materials, methods of construction, standards and other specifications (including 
technical specifications) which are referred to in this document are those which are likely 
to be suitable for the purposes of the Regulations. Where works are carried out in 
accordance with the guidance in this document, this will, prima facie, indicate 
compliance with Part M of the Second Schedule to the Building Regulations (as 
amended). However, the adoption of an approach other than that outlined in the 
guidance is not precluded provided that the relevant requirements of the Regulations are 
complied with. Those involved in the design and construction of a building may be 
required by the relevant building control authority to provide such evidence as is 
necessary to establish that the requirements of the Building Regulations are being 
complied with”. 
 
O’Connell Mahon Architects are satisfied that the proposed development will meet the 
requirements of Part M of the Second Schedule of the Building Regulations.  
 
 
3 References/Bibliography  
1. DEHLG (2010) Building Regulation, 2010 Technical Guidance Document M. Disability 
Access. Department of Environment, Heritage and Local Government, Dublin.  
2. WCC Development Plan 2022-2028 
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