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1.2 Location of Lands Subject to this Submission  
 

The subject lands are located within Blessington Industrial Estate, c. 500 metres (as the crow 
flies) south of Blessington Town Centre.  The subject site includes 2 No. manufacturing units. 
The larger unit is located at the western half of the site and the smaller unit is located to the 
northeast corner of the site, while a large green area takes up the south-eastern part of the site. 
The subject site is bounded to the north by housing estates (Mountain View & Carrig Glen), to 
the east by agricultural land (zoned Active Open Space) with Blessington Lake beyond, to the 
south by a row of trees, and to the west by Burgage More.  
 
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 rezone lands at Fitzwilliam House, Blessington, from 
E: Employment to R1: Proposed Residential. 

 
 Site Location 
 

• The site is comprised of 1 No. plot with a total area of approximately 2.7 Ha. 
 

• It is bounded by existing development on 3 No. sides and land zoned for Active Open 
Space to the east. It is within the Built-Up Area of Blessington, and presents an excellent 
opportunity to deliver housing within a short distance of all the amenities of Blessington 
town centre . 

 

• 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 
modes of transport. These services 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 to Blessington (only 393 No.) between Q3 2022 and 
Q2 2028. This conflicts with the overarching need to deliver housing in existing 
settlements of scale, where services and infrastructure are available. 

 

• The targeted housing growth is founded on a population target for Blessington of 6,145 
by Q2 2028. However, County Wicklow’s population growth has outstripped national 
change in recent years, with Blessington’s population already reaching 5,611 by 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. 
Furthermore, the ESRI has been tasked with revising their methodology for population 
projections and housing growth allocations in Core Strategies 

 

• It is widely accepted that the government’s Housing for All plan in 2021 greatly 
underestimated the actual housing demand in the country. While it identified a need for 
33,000 no. units per year, current studies have calculated that demand to be actually in 
the order of 74,000 units per annum. This is likely to be the case for some years to come, 
to meet both pent-up, and emerging demand. This calls for a more robust and 
progressive approach to housing delivery, in order to deliver the nation’s actual housing 
needs.   
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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. We encourage the Council to allocate adequate housing units and by 
extension, zoned land, to Blessington in order to meet continued growth. 

 

• We acknowledge that revisions to the Core Strategy may require a variation to the 
Development Plan, thereby potentially slowing down the adoption of the new LAP. 
However, we submit that such an approach is required and should be expedited to 
ensure adequate housing delivery in the short and medium-term. 

 
 

Audit of Land: Limited Residential Land Remains Available 
 

• A total of 11 No. sites zoned with ‘proposed residential’ designations were identified in 
the audit on the Blessington LAP 2013-2019 –  ‘Land Use Zoning’ map. 
 

• Of the 11 No. sites, 2 No. sites (8 and 9) have already been developed, with housing 
estates completed at time of writing of this report. 3 No. sites (3, 6 and 10) consist of 
lands with current planning permissions that can be implemented at any time. A further 
site (site no. 1) is awaiting a decision on a current planning application.   Additionally, 5 
No. sites (2, 4, 5, 7 and 11) include lands that are very unlikely to be suitable for housing 
delivery in the foreseeable future due to infrastructure deficits, access issues, or phasing 
requirements.   
 

• This does not leave any ‘proposed residential’ sites in Blessington which can realistically 
be brought forward for a planning application in the near future. 

 

• Therefore, we contend that given the strong need to improve housing delivery, there 
is significant merit in rezoning the  lands at Fitzwilliam House from E: Employment 
to R1: Proposed Residential. This site is particularly suitable for residential 
development, due to its sustainable location, accessibility and availability of 
services.  

 
 
Opportunity for Coherent and Integrated Infill Development 
 

• Ventac & Company Limited are currently in the process of identifying suitable alternative 
premises within Blessington that better suits their needs. The current premises, a former 
meat processing plant, are no longer suitable for the needs of the business which is 
involved in the development and export sale of leading-edge acoustic solutions.  
 

• The benefit of re-zoning and developing this site is that it presents a logical and 
sequential pattern of urban development. It 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 within the existing Built-Up Area (BUA) or 
Built Envelope of the town, as shown in Figure 2.1. As the purple arrows illustrate, 
development of the subject site will consolidate the existing area residential 
developments in an orderly and integrated manner.  
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• Additionally, the orange arrow shows the coalescence of the Built-up Area that can be 
achieved, with the potential creation of a new pedestrian access through the site into the 
‘Active Open Space’ zoned land to the east, also presenting the opportunity for passive 
surveillance of this space.           

 
 

 
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 from June 2018-newer), 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 on the subject lands. They intend 
to commission a Design Team to design a housing scheme at the subject site, and 
thereafter to proceed through the planning process. 

 

• On the basis of the strong justification that exists to support the R1 zoning of the subject 
lands, our Client has appointed Krüger Lyons Architects to prepare a high-level 
masterplan for this site. This is to demonstrate the feasibility of delivering housing at the 
site and to provide the Council with evidence of their intent to develop the property. 
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• The proposed layout (Figure 2.2) takes a holistic approach to the design, and considers 
and incorporates the following: 

 
o Pedestrian and cycle linkages through the site, which would create a new, safer 

access from existing residential neighbourhoods to the ‘Active Open Space’ 
lands to the east.   

o  A sensitive transition from employment to residential lands, with appropriate 
screening and a well-considered layout.  

o Attractive and functional landscaping and open space. 
o Increased permeability for the existing neighbourhood. 
o Convenient access to public transport.  
o Varied densities that respect site attributes and sensitivities. 

 

 
 
Figure 2.2: Proposed residential site layout for the subject lands  

 
Source: Krüger Lyons Architects (March 2024) 
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3.0 SITE LOCATION 
 
3.1 Site Location and Extent 
 

The subject lands are located within Blessington Industrial Estate, c. 500 metres (as the crow 
flies) south of Blessington Town Centre.  The area of the subject site is c. 2.7 Ha.  The subject site 
includes 2 No. manufacturing units. The larger unit is located at the western half of the site and 
the smaller unit is located to the northeast corner of the site, while a large green area takes up 
the south-eastern part of the site. The subject site is bounded to the north by a housing estates 
(Mountain View & Carrig Glen), to the east by agricultural land - with Blessington Lake beyond, 
to the south by a row of trees, and to the west by Baltinglass Road.  
 
 

 
 
 Figure 3.1: Location of the subject site 
 

Source: Google Earth (image from June 2018-newer), annotated by Thornton 
O'Connor Town Planning (2024) 

  
To provide further detail to the site location and context, site photographs are provided in Figure 
3.2 below. They demonstrate the interconnected nature of the site within its context and its 
potential to integrate with existing built development and the neighbouring Active Open Space. 
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Figure 3.2: Photograph of the subject lands, Approximate site boundary outlined in red 

 
Source:  Krüger Lyons Architects (March 2024),  annotated by Thornton O'Connor Town Planning (2024) 
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Figure 3.3: Key services, facilities and amenities  
 
Source: Google Earth (image from June 2018-newer) and Google Maps (2024), 

annotated by Thornton O'Connor Town Planning (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.  The purpose of this is to emphasise the merit in (and 
need to) appropriately zone additional land for residential use in the LAP settlement. 

  
 
4.1.1 Settlement Hierarchy 

 
The Development Plan identifies Blessington as a Level 3 ‘Self-Sustaining Growth Town’ within 
the ‘Core Region’ of County Wicklow’s Settlement Hierarchy. Such settlements have a 
“…moderate level of jobs and services – includes sub-county market towns and commuter towns 
with good transport links and capacity for continued commensurate growth to become more self-
sustaining.” 
 
The Development Plan further remarks the following in relation to these settlements: 
 

“…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] 

 
Clearly, the Development Plan recognises the potential, need and scope to deliver much-needed 
housing (as well as other services and employment) in Blessington. 

 
 
4.1.2 Core Strategy 
 

The Core Strategy of the Development Plan has calculated population growth, housing targets 
and zoning requirements. This is based on 2016 Census data using the Housing Supply Target 
Methodology for Development Planning, Guidelines for Planning Authorities (2020). Details of this 
are shown in Table 4.1 below. 
 
It indicates that for the period 2016–2031, a housing target of 514 No. units is set for Blessington. 
Although the Council’s assessment includes the 2016–2020 period, the 2017–2022 completions 
and 2021–Q2 2022 estimated completions during these years were excluded. Noting the 
Development Plan’s life, 2022–2028, further nuance is provided in Table 3.5 of the Core Strategy. 
It notes “Housing Growth” between Q3 2022 and Q2 2028 of only 393 No. units for Blessington. 
This growth is based on a population target for the town of 6,145 by Q2 2028.  
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We contend that growth at this level is incredibly limiting (as overall numbers), unrealistic (in 
terms of the settlement’s potential and market demand to live there) and unsustainable (given 
the settlement’s location, existing infrastructure, services and amenities). Added to this, we are 
acutely conscious of the Blessington Local Area Plan 2013–2019’s expiration, but with the 
Development Plan’s apparent continued reliance on its zoning provisions. 
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“The review will be evidence based, with demographic modelling undertaken by the ESRI 
to inform our housing targets and zoning requirements… 
 
As we know there are uncommenced planning permissions for approximately 80,000 homes 
nationwide and enough land zoned for approximately 300,000 homes.” [emphasis added] 

 
Evidently, revisions to the methodology required to model population growth and the 
resulting requirement for zoned land are expected imminently. We note that a draft revised 
National Planning Framework was due for publication and consultation during the period 
between November 2023 and January 2024, with amendments during February 2024 and final 
adoption of the plan was expected in March 2024. However, on 5th March 2024 the Government 
announced6  a deferral of the approval of revisions to the National Planning Framework.  Their 
reasoning is explained below:   
 

In light of the extent of recent demographic change and the implications for future 
population projections and structural housing demand, Government has decided to defer 
the approval of a draft revised National Planning Framework until the full suite of data 
required to properly consider matters relating to demographics and population projections 
has been received from the Economic Social and Research Institute (ESRI). 

 
The final draft report from the ESRI is expected in April 2024, and publication of the draft revised 
NPF for public consultation is expected in June 2024. An Amendment Stage will follow in August 
2024 for review and consideration of the submissions received and the application of any 
relevant amendments. The finalised document is expected to be published, subject to approval, 
in September 2024. 
 
We are optimistic that the ESRI’s new methodology7 will support a more progressive approach 
to population projections and land-use zoning designations given the significant failure of 
housing supply to keep up with population growth for many years. This is in light of the Minister 
acknowledging that there is “enough land zoned for approximately 300,000 homes” and low 
targets of just 33,000 No. units per years (see by Housing for All), but with estimates from multiple 
parties indicating that the annual housing requirement for the state for the coming years is up to 
50,000 No. units8  or even up to 62,000 No. units9 per annum. Indeed, Dr Ronan Lyons has been 
recorded as stating that up to 74,000 No. units10 per annum are, in fact, required. These 
figures are from informed parties and are all markedly greater than the now dated and inaccurate 
housing targets in Housing for All. 
 

 

 
6 Statement from Government, Department of Housing, Local Government and Heritage, 5 March 2024: 
https://www.gov.ie/en/press-release/b7288-statement-from-department-of-housing-local-government-and-
heritage/# 
7 Which we understand will replace the Housing Supply Target Methodology for Development Planning, Guidelines 
for Planning Authorities (2020). 
8 Minister Simon Coveney in April 2023: https://www.independent.ie/news/up-to-50000-homes-a-year-needed-to-
meet-demand-minister-admits/42439785.html#:~:text=News-
,Up%20to%2050%2C000%20homes%20a%20year%20needed%20to%20meet%20demand,9%2C000%20social
%20homes%20in%202022.&text=Ireland%20needs%20up%20to%2050%2C000,than%20it%20did%20last%20y
ear. 
9 Housing Commission unpublished report sent to Minister O’Brien in November 2022: 
https://www.irishtimes.com/ireland/housing-planning/2023/01/26/ireland-needs-almost-double-amount-of-new-
builds-in-housing-targets-research-finds/ 
10 Dr Ronan Lyons in October 2023:  https://businessplus.ie/news/houses-building/ 





 

 

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 LAP 
for ‘proposed residential’ uses. This forms part of the justification to support the appropriate 
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: 
 

• Evident 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 two different designations that 
also prescribe relevant densities (units per hectare – uph) to be applied to specific sites12. They 
are listed as follows: 
 

• R1: New residential –  To protect, provide and improve residential amenities  

• R2: New residential Low Density –  To protect, provide and improve residential amenities 
at a lower density generally being 20/ha. 

 
 
5.1 Audit Methodology 
 

The audit methodology involved the following steps: 
 

• Review and identification of ‘proposed 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. 

• Sites with the benefit of Planning Permission or a decision pending 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. 

• The ‘new residential’ zoned sites were then identified as assessed in terms of their 
residential development potential, which considered a range of different factors 
including (as examples): planning, ecology, infrastructure and individual site attributes.  

 
 
 

 
11 In relation to zoning in Blessington, ‘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: 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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Figure 5.1: Subject site and Audit sites- identified by number- in relation to Built Up Area (BUA) 
of Blessington, Co. Wicklow 

 
Source: Tailte Éireann, Surveying Open Data Portal, CSO Urban Areas - National Statistical 

Boundaries – 2022 – Ungeneralised, published 16 June 2023 
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Table 5.2: Position of R1: New Residential sites identified on Blessington LAP 2013-2019 in 
relation to the existing Built-Up Area 

 
Source: Collated by Thornton O'Connor Town Planning (2024) using the National Planning 

Application Database (NPAD), Wicklow County Council’s online planning register, 
Blessington Local Area Plan 2013–2019,and Google Earth  
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Figure 5.3: Position of R1: New Residential sites identified on Blessington LAP 2013-
2019 in relation to the existing Built-Up Area, with approximate distances 
from Town Centre indicated 

 
Source: Collated by Thornton O'Connor Town Planning (2024) using the National 

Planning Application Database (NPAD), Wicklow County Council’s online 

planning register, Blessington Local Area Plan 2013–2019,and Google Earth 

 

 



 

27 | P a g e  

6.0 COHERENT AND INTEGRATED INFILL DEVELOPMENT 
 

The residential zoning of the subject site would facilitate the coherent infilling of development 
in this part of Blessington. It presents 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. 
 
In addition, it will fill a void of development that exists between the existing Built-Up Area (BUA) 
or Built Envelope of the town, as shown in Figure 6.1 below. As the purple arrows illustrate, 
development of the subject site will consolidate the existing area’s residential developments in 
an orderly and integrated manner. Additionally, the orange arrow shows the coalescence of the 
Built-up Area that can be achieved with the improvement in pedestrian access that could be 
achieved through the subject site to the ‘Active Open Space’ to the east. The active open space 
lands are far more likely to be successful, appealing and safe if integrated into a residential area, 
rather than lying to the rear of industrial lands.   
 
 

 
Figure 6.1: 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 
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Source: Google Earth (image from June 2018-newer), annotated by Thornton O'Connor 
Town Planning (2024) 

 
We submit that failure to re-zone the subject site will diminish the prospect of creating an 
integrated and permeable residential neighbourhood.  Amending the zoning of the subject 
site will enhance the coherence of the existing neighbourhood and provide much-needed 
high-quality homes. 
 
 

 
Figure 6.2: Site layout of the proposed residential development showing high level 

connectivity strategies and particularly the improved flow between existing 
residential developments, subject site, and active open space 

 
Source: Krüger Lyons Architects (March 2024) 
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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. They have 
commissioned Krüger Lyons Architects to design a housing scheme at the subject site that 
demonstrates a positive vision of how the subject site can improve the liveability of the existing 
residential area. 

 
The layout and supporting documentation of Krüger Lyons Architects housing design are briefly 
contained in Appendix A, with the former provided in Figure 7.1 below for ease of review. The 
layout takes a holistic approach to the design, and considers and incorporates the following: 

 

• Multiple, functional open spaces; 

• An attractive layout that would greatly enhance the aesthetics of the area; 

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

• Integration and connectivity with existing development on 3 No. sides; and 

• Pedestrian and cycle links through the site, connecting the town with the ‘active’ open 
space’ to the east.  

 
 

 
 

 
Figure 7.1: Proposed residential site layout for the subject lands in context 
 
Source: Krüger Lyons Architects (March 2024)



 

 

8.0 CONCLUSION 
 
This submission to the Issues Paper in respect of the forthcoming Blessington Local Area Plan has 
provided a robust justification to support the appropriate zoning of land in Blessington. In 
particular, to rezone lands at Fitzwilliam House, Blessington Industrial Estate, Burgage More, 
Blessington, Co. Wicklow, from E: Employment to R1: Proposed Residential. 
 
Existing Core Strategy population and housing targets need to be revisited to reflect the reality 
of population growth and housing demand in this area. This is not only to respond to market 
drivers for housing growth in Blessington, but is wholly appropriate given the town’s designation 
as a Level 3 ‘Self-Sustaining Growth Town’ within the ‘Core Region’ of County Wicklow’s 
Settlement Hierarchy. It is also appropriate due to the existing levels of services, businesses and 
employment opportunities and public transport. Furthermore, we anticipate that the data which 
will arise soon from ESRI’s research will call for a bolder approach to residential zonings.    
 
Therefore, in light of recent population growth and the limited potential for housing delivery 
from the existing R1 zoned sites, we contend that there is a robust case for zoning the subject 
site for residential uses. It is within the Build Up Area and can be characterised as infill. It presents 
a sequentially appropriate form of development compared with many other possible residential 
sites. It is within easy walking distance of a host day-to-day services, facilities and amenities. 
Furthermore, public transport services run immediately in front of the site.  
 
There is an oversupply of employment zoned land in the area, and indeed an oversupply of 
commercial property in the Greater Dublin Area. Meanwhile, there continues to be an acute 
housing shortage in the area. This site is a logical location to provide a sustainable residential 
development. If Ventac & Company’s plans to relocate within Blessington materialise, there is a 
strong possibility that this site could become vacant, unless rezoned for residential use.  
 
As has been shown above and in the enclosed materials prepared by Krüger Lyons, 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 Blessington 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 Blessington Local Area Plan in due course. 
 
Yours faithfully, 
 

 
 
Sadhbh O’Connor 
Director 
Thornton O’Connor Town Planning 
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APPENDIX A: KRÜGER LYONS ARCHITECTS, DESIGN PROPOSAL, FITZWILLIAM HOUSE, 

BLESSINGTON INDUSTRIAL ESTATE, BURGAGE MORE, BLESSINGTON, CO.  

WICKLOW (MARCH 2024) 
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