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Local Planning Framework PART A Strategy 

• A.1 Introduction 
• A.2 County Development Plan strategy for Greystones – Delgany & Kilcoole 
• A.3 Factors influencing future development options 
• A.4 Overall strategy 
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• B.8 Land Use Map and Zoning 



 
 

 
Write your observations here: 
Please find attached observation made on behalf of our client, Lowick Homes. This 
submission specifically relates to the proposed rezoning of part of the overall 
Lowick Homes landholding at the former Carmelite Monastery in Delgany village. 
The draft LAP proposes a change from the current Residential zoning on the 
southern eastern section of the lands, to a mix of (i) Open Space and (ii) 
Community and Education.  
 
This submission requests that the current Residential zoning is retained in the 
forthcoming LPF and will set out the policy basis for this proposed amendment to 
the draft as well as the practical implications associated with rezoning land from 
‘Residential’ where a planning permission has been granted and is currently under 
construction. 
 
Please find attached observation for further information. 
 
 
 
Please select which town you want to comment on: 
Greystones/Delgany 
 
 

 
Observation relevant to the settlement: 
Please find attached observation made on behalf of our client, Lowick Homes. This 
submission specifically relates to the proposed rezoning of part of the overall 
Lowick Homes landholding at the former Carmelite Monastery in Delgany village. 
The draft LAP proposes a change from the current Residential zoning on the 
southern eastern section of the lands, to a mix of (i) Open Space and (ii) 
Community and Education.  
 
This submission requests that the current Residential zoning is retained in the 
forthcoming LPF and will set out the policy basis for this proposed amendment to 



the draft as well as the practical implications associated with rezoning land from 
‘Residential’ where a planning permission has been granted and is currently under 
construction. 
 
Please find attached observation for further information. 
 
 
 
Map 

 
Site Description: 
Overall Lowick Homes landholding at the former Carmelite Monastery in 
Delgany village 
--------------------------------------------------------------------------------------------- 
 
 

Upload a File (optional) 
FINAL Lowick Homes Submission with appendices _20.06.25LK.pdf, 7.7MB 

 

 

 



 

 

 
 
 
 
 
 
 

Administrative Officer,  
Planning Section,  
Wicklow County Council,  
Station Road,  
Wicklow Town, 
Co. Wicklow 

20th June 2025 
 
Re: Draft Greystones / Delgany & Kilcoole Local Planning Framework (LPF) 2025 - 

Variation No. 4 to the Wicklow County Development Plan 2022 - 2028 
 
Dear Sir/Madam, 
 
We note that the Draft Greystones / Delgany & Kilcoole Local Planning Framework (LPF) 2025 
is being prepared under proposed Variation No. 4 to the Wicklow County Development Plan 
2022 – 2028. On behalf of our client, Lowick Homes, Building One, IDA Business Park, 
Southern Cross Road, Bray, Co. Wicklow, we hereby make the following submission for the 
consideration of the planning authority and the elected members. 
 

 
Figure 1.0 Current zoning of the Lowick Homes lands as ‘Residential’ under the 

Greystones, Delgany and Kilcoole Local Area Plan 2013-2019 
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This submission specifically relates to the proposed rezoning of part of the overall Lowick 
Homes landholding at the former Carmelite Monastery in Delgany village. The draft LAP 
proposes a change from the current Residential zoning on the southern eastern section of the 
lands, to a mix of (i) Open Space and (ii) Community and Education.  
 
This submission requests that the current Residential zoning is retained in the forthcoming 
LPF and will set out the policy basis for this proposed amendment to the draft as well as the 
practical implications associated with rezoning land from ‘Residential’ where a planning 
permission has been granted and is currently under construction. 
 

 
Figure 2.0 Proposed rezoning of the lands under the Draft Greystones / Delgany & Kilcoole 

Local Planning Framework (LPF) 2025 
 
1.0 Site History and Background 
 
Our client, Lowick Homes, is a house builder who has pursued several planning applications 
over the last five years on these lands seeking to develop the site for residential purposes. 
This has resulted in a lengthy and convoluted process to secure a planning consent on the 
lands to realise the simple objective of building houses on residentially zoned land in a key 
settlement within Co. Wicklow. This process has generated significant cost, both economic 
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and time, following several appeals to the former An Bord Pleanála and a judicial review of the 
decision to grant permission taken by 3rd parties in the courts.  
 
Noting that the permission itself was initially granted on 4th August 2021, construction finally 
began under planning permission Reg. Ref. 21/959 last year to delivery much needed housing 
on the lands. That planning permission details a mixed-use development of 99 units 
comprising 2, 3 and 4 bedroom homes, as well as a creche and community facilities.  
 

 
Figure 3.0 Permitted Site Layout (currently under construction) showing the impact (blue 

outline) of the proposed rezoning on the permitted development 
 
Exclusive of site acquisition costs, at the time of writing, in excess of €12,000,000 has been 
invested into construction alone on the site, financed by a third party funder, with foundations 
on 51 no. of the 99 no. units laid, and the first 14 no. units nearing completion with the full 
completion of the scheme scheduled for mid-2026. In short, lands in the centre of Delgany, 
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with pedestrian access to the village are nearing being ready for occupation by residents as 
illustrated in the following images. 
 
The proposed partial rezoning of this land in the draft LPF changes a significant and critical 
portion of this development from Residential (R22) to (i) Open Space and (ii) Community and 
Education zoning. The proposed rezoning notably proposes to remove Residential zoning from 
areas where our client is shortly to commence building residential units, as per the grant of 
planning permission. This is completely unacceptable to Lowick Homes. 
 

 
Figure 4.0 Houses near complete on the subject lands 
 
 



 

5 
 

 
Figure 5.0 Houses near complete on the subject lands 
 

 
Figure 6.0 Ongoing construction on the subject lands 
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Figure 7.0 Ongoing construction on the subject lands 
 
2.0  Commercial Implications 
 
The proposal to propose to rezone land when construction on site has begun, and indeed is 
well underway, is disruptive and undermines the construction programme. As previously 
noted, the development is funded via a third party funder. In this case, a phased approach to 
financing and construction is in place on this development. The proposed rezoning has caused 
considerable issues for our client, namely severe concern from funders who consider that 
should this draft LPF be enacted, their security (i.e. the value of the lands) would be materially 
diminished. This could result in the cessation of construction works on the subject lands or the 
non commencement of the final phases of the development.  
 
This, in our view, would be a ridiculous situation arising solely from the provisions of the draft 
LPF having regard to the current zoning of the lands, the extant grant of planning permission 
and the fact that construction is heavily underway. We implore Wicklow County Council to 
retain the current residential zoning of the lands. 
 
As the planning authority should be well aware, financing depends on security and the certainty 
from the financier, that if required they could take possession of the asset and sell it to redeem 
any finance owed by the developer. With less than a year and a half remaining on the life of 
the planning permission, funders view this sudden introduction of doubt caused by this 
proposed rezoning as a material change in the value of the security and their ability to onward 
sell and develop under the proposed Open Space and Community & Education zoning. This 
undermines the project in a serious and material way. 
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It is through this lens that our client cannot understand the objective of this rezoning decision. 
Whilst it is understood that funding arrangements are not the responsibility of the Local 
Authority; creating a stable and predictable environment for development, should be a goal 
pursued by all in respect of addressing the housing crisis. This proposed rezoning creates a 
completely unnecessary level of uncertainty and threatens to jeopardize the construction 
programme on the subject site. 
 
3.0 Policy Context and Emerging National Housing Policy 
 
3.1 Project Ireland 2040 – National Planning Framework (2025) 
 
The Project Ireland 2040 - National Planning Framework (2018) seeks more balanced and 
concentrated growth. Furthermore, the NPF, based on demographic and econometric 
modelling, projected that there would be approximately 1 million more people in Ireland in 2040 
than in 2016, which will require significant additional housing and employment. The current 
growth strategy of the NPF seeks to shift the spatial pattern of development in Ireland towards 
more regionally balanced, city focused and compact growth. The strategy is to target 
population growth split roughly 50:50 between the Eastern and Midland Regional Assembly 
Area (EMRA) and the rest of the Country i.e. the other two Regional Assembly areas. 
 
Notwithstanding the above 2022 Census results indicate that population growth exceeded 
initial projections previously referred to in the NPF. The NPF projected a population of just over 
5.1m people in Ireland in 2022 and the preliminary Census indicated 5.12m people (20,000 
more than that projected). However, the distribution of growth over the 2016-2022 period was 
significantly weighted in favour of the east, with consistently more than half of population 
growth in the Eastern and Midlands Region during that time. Accordingly, and based on the 
provisions set out in Section 20C(5) of the Planning and Development Act 2000 (as amended) 
which note: 
 
20C(5)  Every 6 years after the date of publication of the National Planning Framework, the 
Government shall either— 
a. revise the Framework or replace it with a new one, or 
b. publish a statement explaining why the Government has decided not to revise the 
Framework and include in the statement an indication of a date by which it will be revised or a 
new National Planning Framework will be published. 
 
The Government formally invoked powers bestowed to them Under Section 20C(5)(a) and 
therein commenced the process to undertake the First Revision of the NPF in June 2023, and 
this process has recently concluded with the adoption of a revised NPF.  
 
Upon announcing the first revision, the Minister for Housing, Local Government and Heritage 
noted that: 
 
‘In acknowledgment of the changing profile of Ireland’s population structure, the department 
has engaged the Economic and Social Research Institute (ESRI) to update their previous 
independent and peer-reviewed research on Structural Housing Demand research which was 
published in December 2020 and forms the basis for the calculation of housing supply targets 
at local authority level. The work of the ESRI is dependent on the release of Census 2022 data 
by the CSO. The data provides the evidence base to inform any revision to the National 
Planning Framework and subsequently any update to housing supply targets as set out in 
Housing for All.’ 
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Accordingly, it has been acknowledged by the Minister, that initial housing demand forecast 
by the ESRI is in need of recalculation given the population trends seen in the preliminary 
results of the 2022 census. As a result, the NPF has undergone a variation of its targets which 
will trigger all Planning Authorities to recalculate housing allocations it has previously forecast 
for urban areas.  
 
We note the NPF is the sole national policy document to oversee the development of the 
country. As such regional policy must have regard to the policy contained thereunder, as per 
requirements set out in Section 23 of the Planning and Development Act 2000 (as amended). 
Accordingly, we note the following legislative requirement: 
 
23(2) The regional spatial and economic strategy shall, for the whole of the region to which 
the strategy relates and in accordance with the principles of proper planning and sustainable 
development and the economic policies and objectives of the Government, address the 
following matters: 
a. any policies or objectives for the time being of the Government or any Minister of the 
Government, or any policies contained in the F169[National Planning Framework] in relation 
to national and regional population targets; 
 
The Revised National Planning Framework (NPF) – April 2025 sets out an urgent directive to 
unlock land for housing, citing the need to deliver approximately 50,000 new homes annually 
to 2040. It promotes compact growth, prioritisation of serviced, sequential development sites, 
and the integration of housing with sustainable transport infrastructure (NPO 10). The 
submission lands directly support the achievement of these objectives, and its activation would 
help address unmet housing demand in one of the fastest-growing towns in the country.  
 
The continued Residential zoning and completion of the approved development on the Lowick 
Homes site is consistent with key National Strategic Outcomes (NSOs), including:  
 

• NSO 1 – Compact Growth: Utilisation of a brownfield site adjacent to existing 
development.  

• NSO 5 – Sustainable Mobility: Proximity to high-capacity public transport and planned 
mobility infrastructure.  

• NSO 10 – Access to Quality Services: Adjacent to schools, transport, and community 
infrastructure.  

 
We consider that the proposed rezoning of part of the subject site is not consistent with 
the revised National Planning Framework and should be rescinded accordingly. 
 
3.2 Regional Spatial & Economic Strategy 2019-2031 
 
The Regional Spatial and Economic Strategy for the Eastern and Midland Region (RSES) was 
published in 2019. A Regional Spatial & Economic Strategy (RSES) is a strategic plan which 
identifies regional assets, opportunities and pressures and provides appropriate policy 
responses in the form of Regional Policy Objectives. At this strategic level, it provides a 
framework for investment to better manage spatial planning and economic development 
throughout the Region. The principal statutory purpose of the RSES is to support the 
implementation of Project Ireland 2040 as per Section 23 of the Planning and Development 
Act 2000 (as amended), as well as the economic policies and objectives of the Government 
by providing a long-term strategic planning and economic framework for the development of 
the regions. 
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As such, Section 22A of the Planning and Development Act 2000 (as amended) ensure that 
Planning Authorities have regard to the designations of the RSES, with paragraph 2 noting 
that: 
 
Each public body shall consult with the regional assemblies, as appropriate, when preparing 
its own strategies, plans and programmes and so as to ensure that they are consistent, as far 
as practicable, with national and regional objectives set out in the F167[National Planning 
Framework] and regional spatial and economic strategies. 
 
Therein, local planning policy shall be guided by the policies and objectives contained in this 
regional policy document.  
 
We submit that having regard to the adoption of the revised National Planning Framework and 
the legislative requirements relating to the future review and update of the RSES that the 
proposed Greystones / Delgany & Kilcoole Local Planning Framework (LPF) 2025 may be 
premature. In addition, we consider that the proposed LPF is likely to be inconsistent with the 
revised RSES. 
 
3.3 Ministerial Instruction – Increase in Quantum of Zoned Residential Land 
 
As the council would be aware, a letter was issued by the Minister regarding the recent 
approval of the revised National Planning Framework (NPF) and the establishment of the 
Housing Activation Office. He notes that housing is the Government’s priority and states that 
both local and national governments need to accelerate the delivery of housing.  
 
The Minister’s letter dated 16th of May 2025 (please see Appendix C) clearly articulates the 
Government’s priority and states that “Providing for the housing needs of our people is this 
Government's top priority.” In response to this national imperative, we believe the subject site 
presents a strategic and deliverable opportunity for residential development that aligns with 
the objectives of the revised NPF.  
 
The Minister has urged local authorities to “immediately take every step possible at this 
juncture to prepare for housing growth,” and to “consider at pace the most suitable locations 
and opportunities for new housing development… where delivery is most likely to occur and 
where infrastructure and services are available, or may be readily provided.” The subject lands 
are ideally situated to meet these criteria, being well-positioned relative to existing 
infrastructure and capable of early activation.  
 
Furthermore, we note the emphasis on aligning development plans swiftly with the revised 
NPF. The Minister states that “City and County Development Plans must be reshaped as 
quickly as possible to reflect the nation's updated housing requirements.” This submission 
seeks to support that call to action by proactively identifying land that can contribute 
meaningfully to local and national housing delivery targets.  
 
This submission requests the Planning Authority to consider the proposed rezoning of subject 
lands in this context i.e. where the Minister has expressly recommended an increase in the 
quantum of zoned residential land nationally, in line with the recently approved Revised 
National Planning Framework (NPF) and the urgent direction issued by the Department of 
Housing, Local Government and Heritage. We submit that the proposed rezoning of part 
of the of the Lowick Homes land holding within the Greystones / Delgany & Kilcoole 
Local Planning Framework (LPF) 2025 is inconsistent with the clearly stated objectives 
of the Minister and emerging national planning policy. 
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4.0 Conclusion 
 
Should this decision be enacted, the progress on site into Phase 2 of construction will be 
threatened, due to the security of the asset being diminished. It is unclear what is to be gained 
from this proposal. Lowick Homes would be willing for the area designated as public open 
space in permission Reg. Ref. 21/959 to be formally rezoned as Open Space if deemed 
necessary by the planning authority, however it is critical that areas of the lands on which 
houses are located (and are currently being built) remain zoned as Residential.  
 
Yours faithfully 
 
 
 
 
______________ 
Kevin Hughes 
Hughes Planning and Development Consultants 
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Appendix A – Final Grant of Permission, Reg. Ref. 21/959 
(currently under construction on the subject lands) 
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Appendix B – Permitted Site Layout Plan, Reg. Ref. 21/959 
(currently under construction on the subject lands) 
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Appendix C- Ministerial Letter  
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Appendix D- Commencement Notice 
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Appendix E- Compliance Correspondence in relation to PRR 
21/959 – Condition 28 
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