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Arklow and Environs LAP 
Administrative Officer,  
Planning Department,  
Wicklow County Council,  
Station Road,  
Wicklow Town,  
Co. Wicklow A67 FW96. 
 
 
 
2nd April 2024 
 
Dear Sir/Madam 
 
Re:  PREPARATION OF THE ARKLOW AND ENVIRONS LOCAL AREA PLAN CONSULTATIONS 

UNDER SECTION 20 OF THE PLANNING & DEVELOPMENT ACT 2000 (AS AMENDED)  
 

SUBMISSION TO PRE-DRAFT CONSULTATION STAGE FOR THE ARKLOW & ENVIRONS 
LOCAL AREA PLAN (LAP) 
 
SUBMISSION ON BEHALF OF “CERTAIN ASSETS OF DAWNHILL AND WINDHILL 
LIMITED” 

 
 
1.0 INTRODUCTION  
 
We refer to the Notice of Public Consultation for the Pre-Draft for the new Arklow & Environs 
Local Area Plan as per Section 20(3) of the Planning and Development Act 2000 (as amended). 
 
We have been instructed by our client – “Certain Assets of Dawnhill and Windhill Limited” 
acting on behalf of Lioncor Developments to prepare the following submission to this Pre-
Draft Stage for the next LAP for Arklow. Our client is the single landowner for the entire Action 
Area Plan 3 Kilbride lands.  
 
As the planning authority will be aware our client owns and controls a significant landbank 
located at Kilbride, Arklow.   The Kilbride lands within our client’s ownership extend to 
approximately 77 hectares (190 acres) - please refer to Figure 1 below. 
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Figure 1 Extent of Kilbride Lands 

 
Our client firstly wishes to record their broad support for the intent of WCC to prepare a new 
LAP for Arklow, and within which their landholding forms a significant portion. 
 
Our client is keen that the future ambitions for the town to be outlined in the new LAP and 
generally align with their own ambitions to progress development of their lands over the 
coming years, and in particular to deliver on the long standing objectives for the lands to 
deliver significant residential development and supporting social and physical infrastructure. 
 
As will be discussed below, Arklow has been significantly restrained from development in 
recent years due to the delay in providing a modern wastewater treatment facility for the 
town to replace the continued release of untreated waste to the Avoca River. 
 
This restraint has meant that Arklow, despite being the 4th largest urban centre in the County, 
and the largest town in the south of the County, grew in population by only 1.8% between 
the 2016 and 2022 Census.  During the same period other towns in Wicklow including 
Rathnew (+17.8%), Greystones/Delgany (+21.3%) and Newtownmountkennedy (+24.8%) for 
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instance grew significantly.   Furthermore, we note that Gorey, in County Wexford, 15km to 
the south along the M11 grew by 17.3% during that time. 
 
This represents one of the lowest urban growth rates recorded in the Country during this time 
and is less than a quarter of the overall national growth rate of 8% that was recorded. 
 
It is clear that over the next 6 years of the new LAP, and with the new WWTP in place from 
next year, that Arklow has to significantly catch up with the other settlements in the county. 
 
To this end, it is critical that the new LAP does not unreasonably stymie the growth potential 
of the town, particularly through the imposition of zoning restrictions and reservation which 
would seek to delay the delivery of much needed housing and population growth.   A further 
consideration is to ensure that a better pattern of growth between the north and south of 
the town continues to be followed as was designated in the current LAP.    
 
Our client is actively involved in progressing the development of their lands at Kilbride to help 
drive this new era of growth in the town and help return a sustainable balance of 
development in the south of the County, with Arklow at its heart.   
 
As the planning authority will be aware a first phase of residential development on the lands, 
for 84 units and associated masterplan including the first phase of strategic road and new 
public parks, is already in planning (Ref. 23/756) and following recent submission of a Further 
Information Response, is expected to be receive a Notification to Grant in April 2024. 
 
As has been the case with our client’s other developments in the County (for example the 
KIlruddery Glen residential development (160 apartments, 18 duplex homes and 30 houses) 
at Southern Cross Road, Bray), it is their full intention to commence development of this first 
phase of residential development and infrastructure as soon as permission is secured.    
 
In addition, our client has submitted a next phase proposal  for pre-planning under the new 
LRD provisions, for c.1,420 units, along with new local centre, childcare, and associated 
services in accordance with the AAP3 under the current LAP. 
  
Our clients, Lioncor, are developers, not land speculators and have a track record of delivering 
much needed homes in the current National Housing Crisis, having completing sites in 
Wicklow, Dublin, Cork, Limerick and Galway. In 2023 Lioncor successfully collaborated with 
Cooperative Housing Ireland and Wicklow County Council to deliver 208 units at Kilruddery 
Glen in Bray.   
 
Today Lioncor, are active on 6 No. sites constructing over 1,200 units, 894 of which are located 
on the Glass Bottle site which has an overall capacity of 3,500 units. In addition, Lioncor are 
progressing c.6,000 units across 9 further sites through the planning process.  Lioncor are fully 
funded and build what they get permission for, and it is their intent to fully deliver the Kilbride 



 

22 Wicklow Street,  
Dublin 2, D02VK22 

Tel: +353 1 284 6464 
Email: info@mcgplanning.ie 

 
 
 

4 
 

lands over the coming years along with the associated infrastructure and significant amenity 
benefits that will accrue to the town. 
 
Given the above, we therefore request that Kilbride AAP lands are retained, and zoning 
continued in full in the new LAP in order to facilitate its delivery and provide the necessary 
housing and population growth that Arklow desperately requires following a lost decade of 
growth. 
 
 

 

Site & Planning Context 

 
The subject site is located in the area of Kilbride on the northern side of the Avoca River, The 

site is bounded by the town marsh to the south, M11 to the west, housing at Avondale 

Crescent/ Willow Grove/ Murrell Drive and St Joseph’s School to the east and the Kilbride 

Industrial estate and Kilbride Road L-6179 to the north. The site slopes in a broadly north / 

south direction to the town marsh and Avoca river.  

To the north there is also a national monument, the pyramid of Arklow; and its associated 

graveyard are located at the northernmost edge of the site at the highest point.  

This pyramid has been well maintained over the years and was recently transferred  by the 

landowner to WCC. 

The site is located within close proximity to Arklow town and is within the vicinity of 3 no. 

existing bus services which are operated by Bus Eireann. The routes include Wexford Town – 

Dublin Airport; Gorey – Dublin Airport and Redmond Square – Dublin Airport. Arklow Train 

station is approximately 2.3km from the development and allows users to commute towards 

Dundalk, via Dublin City Centre (5 stops) and also down to Rosslare Europort.  

The site is also located adjacent 2 no, future planned cycleways into the town designated by 

the NTA in the 2022 Greater Dublin Area Cycle Network Plan  – one via the Kilbride Road to 

the north and a second via a Greenway route along the Shelton Abbey Lane via the Arklow 

Marsh. 
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Figure 2 Extract of NTA Arklow Cycle Network Plan 

 

The majority of the lands are currently greenfield and are used for agricultural purposes. 

There are hedgerows on site and several drainage ditches and small streams that lead to the 

Arklow Town Marsh pNHA (proposed Natural Heritage Area). A portion of the site, at the 

southern boundary, is within the Arklow Town Marsh pNHA (proposed Natural Heritage 

Area). This pNHA is one of 630 proposed NHA’s which are non-statutory designations. The 

site is not located within a Conservation Area or an Architectural Conservation Area. There 

are currently 2 no. field accesses and 1 no. residential access onto the subject lands.  

 

Arklow LAP 

 
It is noted that the majority of our client’s landholding has been zoned for residential 

development for some time, and dating back to the Arklow Environs LAP 2006-2012, almost 

20 years ago. 
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It is understood that the lands were about to be brought forward for development at the time 

and indeed an Action Area Plan had been agreed with WCC in 2008 (See Figure 2  below). 

However, like a lot of development sites at the time the subsequent economic crash 

significantly delayed the bringing forward of lands for development in the following years, 

and demand for significant additional housing in Arklow didn’t return until the mid-2010s.  

Following this our client’s gained control of the land and since the adoption of the current 

LAP in 2018 have sought to actively engage with the planning authority to progress the 

delivery of housing and supporting infrastructure on the lands. 

 

Figure 3 Extract from Arklow Environs LAP 2006-2012 indicating residential zoning for Kilbride 

The current Arklow and Environs Local Area Plan 2018-2024 was adopted by Wicklow County 

Council on the 5th of February 2018.  

The Arklow and Environs LAP has an objective to increase densities on existing zoned land 

where appropriate and to zone additional land for housing based on the principles of: 

applying a sequential approach whereby zoning is extended from the centre, contiguous to 
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existing settlement, promoting the concept of ‘walkable’ neighbourhoods, promotion of 

sustainable land use and transportation pattern, lands easily serviced by a gravity fed water 

supply system, providing upmost protection to the environment and heritage and the 

promotion of the development of lands adjacent to existing planning communities and social 

infrastructure.  

The current Arklow LAP has a housing target of c.5,700 additional units between 2016 and 

2028, which is a 100% increase on the current number of units in the town.   

3,200 of these units (56% of the total) are identified within the 4 Action Area Plan locations 
designated at the outskirts of the town north and south.  The remaining 44% are to be 
provided through a combination of brownfield, town centre, infill, waterfront and small 
opportunity sites. 

 

 
Figure 4 Extract from Arklow Environs LAP 2018-2024 indicating AAP3 lands for Kilbride 

The subject lands are designated Action Area Plan 3 (AAP3) – Kilbride Lands.  

The majority of the AAP3 lands are subject to a single zoning – “MU: Mixed Use” with the 

objective “To provide for mixed use development.” 

The southern portion of the lands are zoned “Arklow Town Marsh”.   

The following LAP objectives for Action Area Plans in general are noted: 
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• AAPs are to be the subject of comprehensive (not piecemeal) integrated schemes of 
development that allow for the sustainable, phased and managed development of the 
Action Area during the plan period.  

• Separate applications for sections of each AAP will not be considered until an overall 
AAP has been agreed in writing with the Planning Authority unless it can be shown 
that any application will not undermine the achievement of the overall objectives for 
that Action Area Plan.  

• The position, location and size of the land use zonings shown on the concept maps in 
the written statement are indicative only and may be altered in light of eventual road 
and service layouts, detailed design and topography, subject to compliance with the 
criteria set out for the Action Area Plans.  

• Any residential development occurring within an action area plan must be matched 
with the appropriate community / social and engineering infrastructure necessary to 
serve that quantum of housing.  

• All large development proposals for Action Area Plans will require Local Transport 
Plans that illustrate that modal choice will be used in providing for local transport 
needs. Mobility Management Plans will be required for all significant commercial 
developments including enterprise, industrial and retail developments.  

 

Kilbride (AAP3) is identified as the location of major development in Arklow; the growth of 

the settlement in accordance with regional plan targets is contingent on the delivery of the 

major residential, employment and community services development at this location. Along 

with Tinahask (AAP1 and AAP2), these two areas have been identified as the most suitable 

lands in the environs of Arklow for large scale development. 

The following specific criteria is set out for the AAP3 lands.   

• A maximum of 1,500 residential units shall be provided, in a range of development 
formats, densities, unit sizes and designs; 

• Vehicular access to the Action Area shall be provided from the L-6179 or from the 
Regional Road if it is possible, with the roads configuration of the development 
providing / facilitating a possible future third Avoca river crossing; other, secondary 
access routes from the adjacent road network shall also be provided as may be 
possible; 

• A number of pedestrian access routes into the action area shall be provided where 
possible from adjacent developed areas; 

• To achieve a sense of place and allow for visual diversity any residential application 
should provide for a number of identifiable and distinct housing estates (not exceeding 
200 units), each containing materially different house designs within an overall unified 
theme; 

• A minimum of 5ha shall be reserved for the provision of a school campus (CE 
Community and Education Zone) on lands zoned CE to the north east of the AAP, 
subject to consultation and agreement with relevant stakeholders, including the 
Department of Education and Skills; 
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• A local shops and services centre (LSS zone), of scale commensurate with the needs of 
the future population of the Action Area shall be provided, on a site of c. 1ha. 

• A minimum area of 12ha shall be developed as public open space, of which a minimum 
area of 4.5ha shall be laid for active sports uses (AOS zone); remaining open areas shall 
been laid out as informal parks and walks, and shall include a minimum of 2 equipped 
children’s play areas; 

• The development shall be delivered in phases such that adequate road infrastructure 
and local services are provided for each phase; in particular, the road infrastructure to 
serve the action area plan and local shops & services sites shall be provided in Phase 1 
accompanied by no more than 50% of the residential development; and the open space 
and strategic road infrastructure shall be provided no later than Phase 2 accompanied 
by no more than 75% of the residential units (an additional 25% on top of Phase 1). 

• Any development proposals shall have regard to the setting and curtilage of structures 
and sites of heritage value, and habitats of biodiversity value and appropriate buffer 
zones-/mitigating measures shall be provided as required. 

 
 
 
2.0 PLANNING HISTORY  
 
SHD (Strategic Housing Development) 
 
In 2018-2019 our client engaged with WCC in relation to agree an Action Area Plan (AAP) for 
the development of the lands, as required under the LAP.    The AAP was agreed with WCC as 
per signed letter dated 18th April 2019. 
 
Following this the applicant then progressed an SHD (Strategic Housing Development) 
proposal for a portion of the lands through pre-planning, first with WCC (under Section 247 
of the Planning & Development Act) and then with An Bord Pleanála under Stage 2 – please 
refer to Figure 5.    
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Figure 5 Extent of Kilbride lands considered for SHD Application in 2019 

The proposal was for a residential development of 759 residential units described as follows: 
 

A mixed use residential development is proposed comprising 759 residential units, a 

local centre, and no. 2 crèches. The residential element will include:  

o 515 no. two storey houses; 

o 166 no. duplex apartments; 

o 78 no. apartments; 

o All of the residential units will have associated private open space/ 

balconies/ terraces facing north/ south/ east/ west elevations 

• The proposed neighbourhood centre element is located to the centre of the 
development. In this area it is proposed to have two crèches, an anchor retail 
unit with two small commercial units.  

• Provision of landscaping, open spaces and play area, including a new green 

route and pedestrian / cycle connection to Arklow town through the town 

marsh along the Avoca River to the south. The provision of a new playing pitch 
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for St Joseph’s School as part of a land swap on the eastern boundary of the 

site. The provision of an additional access vehicular, pedestrian, cycle access 

route to the Dublin Road through St. Joseph’s schools lands on the eastern 

boundary improving connections and reducing the distance to the town. 

Provision of the first section of the regional road from the Kilbride Road L-6179 

allowing access to the site from the north.   

• All associated site development works, landscaping, boundary treatments and 
services provision. Including ESB substation.  

 
Amongst the queries raised by the Board was the issue of the wastewater infrastructural 
constraints associated with Arklow Waste Water Treatment Plant (WWTP) and associated 
network upgrade requirements which were yet to be constructed.    
 
With the new WWTP still in planning at that time (and not ultimately granted until 2021) it 
was anticipated that An Bord Pleanála would not have been in a position to support the SHD 
application. It was therefore decided by the client to pause further progression of the SHD 
proposal until the WWTP was granted and significantly under construction. 
 
School Campus Permission 

In the intervening period, permission was granted by WCC to the Department of Education /  

Kildare/Wicklow Education and Training Board (KWETB) under Ref. 22/213 for a new 

educational campus within the Kilbride AAP lands and comprising a primary (480 pupil) and 

post-primary school (400 pupil) – please refer to Figure 5 below. We note that construction 

of these two schools is due to commence in 2024. 

In granting permission WCC noted that the provision of the school campus accorded with 

the Action Plan agreed for the AAP3 area and with Phase 1 of same.  The WCC Planner’s 

Report, in responding to an NTA submission, also noted that the “Kilbride area is earmarked 

for substantial residential development, which in due course would reduce the car 

dependency, as a % of students would be living within a short distance of the school. ln 

addition, more importantly, increased cycle & pedestrian connectivity to the built up area of 

Arklow would be developed alongside that residential development.” 
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Figure 6 Site Plan for KWETB Primary and Post Primary Schools on Kilbride lands 

 
Phase 1 Residential Development (86 Units reduced to 84 in response to the Further 
Information request) 
In October 2023 our client submitted a first phase planning application on the Kilbride lands 
for 86 units, and as requested by WCC, also provided a detailed phasing plan for the entire 
AAP3 lands accompanied by a report which details how the phasing plan accords with the 
phasing requirements of the APP3 lands in terms of the provision of roads infrastructure, 
shops and services and active and passive open space provision and childcare provision – 
please refer to Figures 7 & 8 below. 
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Figure 7 Site Plan for 1st Planning Application on Kilbride lands 

  

 
Figure 8 Masterplan submitted as part of 1st Planning Application on Kilbride lands 
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Following the submission of a Further Information Response, a Notification of Decision to 
Grant is expected in April and following a Final Grant our client will immediately commence 
development of the first phase of the Kilbride lands, and which in turn will support the 
commencement of the new school campus granted also. 
 
 
LRD (Large Scale Residential Development) 
 
In addition to the Phase 1 proposal, our client has just submitted a proposal  for pre-planning 
under the new LRD (Large Scale Residential Development) provisions, for the development of 
the remainder of the AAP3 lands for c.1,420 units, along with new local centre, childcare, and 
associated services all in accordance with the AAP3 under the current LAP. 
 
The proposed development will also include provision of a new pedestrian/cyclist route to 
Shelton Abbey Lane to the south-east and which provide connection to Arklow Town Centre 
beside the 19 Arches Bridge. 
 

 
Figure 9 LRD Site Plan 
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Figure 10 LRD Landscape Plan 

 
Figure 11 Proposed LRD Active Travel Connection from Arklow Town Centre 

 
It is anticipated that the planning application will be submitted towards the end of this year.   
 
Given these significant plans for the Kilbride lands our client is keen that the new LAP for 
Arklow provides the proper planning support to facilitate these developments. 
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3.0 GROUNDS OF SUBMISSION  
 

THE NEW LAP FOR ARKLOW & ENVIRONS SHOULD NOT BE PREPARED UNTIL THE 
REVISION OF THE NATIONAL PLANNING FRAMEWORK IS COMPLETE AND THE CORE 
STRAETGY OF THE WICKLOW COUNTY DEVELOPMENT PLAN HAS BEEN UPDATED. 
 
Minister O’Brien has been on record in recent years, that the National Planning Framework 
(NPF 2040), and the population projections underpinning same, have underestimated the 
population growth and housing demand for the country and these need to be revised.   
 
The NPF 2040 was adopted based on ESRI population projections at the time (early 2010s) of 
an additional 1m population in the country by 2040.  Subsequent projections are now 
suggesting that the 1m target will be reached by 2030, 10 years earlier.  That is a significant 
variance which means that far greater population growth and housing targets will have to be 
factored into local and county plans going forward. 
 
The Government formally commenced the process to undertake the First Revision of the 
National Planning Framework (NPF) in June 2023, and the process was scheduled to be 
completed in April 2024. 
 
However, as recently announced (5th March) the government have agreed to the deferral of 
the approval of a revised National Planning Framework. This is primarily due to the fact that 
all of the necessary census data required to inform the NPF revision was delayed in 
publication due to the postponement of the census in 2021 due to the global pandemic. 
 
As a result the planned update by the ESRI of their population growth projections to 2040, 
which informs the NPF, have been delayed. 
 
When the ESRI projections and the NPF are updated, in turn the Core Strategy of the Wicklow 
County Development Plan will be required to be updated to reflect the revised population 
projections attributable to the County going forward. 
 
With the current Core Strategy targets based on the 2016 Census figures and the now 
outdated NPF/ESRI projections, then the projections and growth targets for Arklow town in 
the current Core Strategy are likely significantly underestimated.    
 
To proceed to adopt a new LAP prior to publication of the revised NPF and update to the 
County Core Strategy is futile and will result in the adoption of a LAP which is based on 
underestimated growth targets for the town and likely under provision of zoned land to 
deliver much needed housing for the town over the coming 6 years. 
 
To complete and adopt the LAP in this way would be a retrograde and unsustainable measure 
in the midst of a national housing crisis.   
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Arklow is an important and well-resourced town in the south of the County and existing zoned 
residential lands must be retained in the new LAP and promoted for immediate development, 
not burdened with phasing restrictions based on inaccurate population projections.  
 
 
NATIONAL PLANNING POLICY SUPPORTS THE ZONING OF ADDITIONAL LANDS IN EXCESS OF 
PROJECTED HOUSING DEMAND  
 
In addition to the forthcoming planned NPF update, the current guidance from the 
Department of Housing, Local Government & Heritage also suggests that the local authority, 
have the discretion to maintain the current quantum of zoned residential lands in Arklow.  
 
The local authority’s attention is drawn to Section 4.4.3 of the Section 28 “Development Plans; 
Guidelines for Planning Authorities” (June 2022): 
 
It states the following: 
 

“In providing housing sites for development within settlements, it may be necessary to 
zone more serviced land and sites for residential (or a mixture of residential and other 
uses), than would equate to meeting precisely the projected housing demand for that 
settlement. This approach recognises that a degree of choice in development sites to 
be provided locally is desirable to avoid restricting the supply of new housing 
development through inactivity on a particular landholding or site.  
 
In making provision for housing within settlements in the core strategy of a 
development plan, in certain instances a planning authority may therefore provide 
zoned residential sites in addition to those required to meet the settlement housing 
supply target. This means that a planning authority, after identifying the site/land 
requirements to meet the housing supply target for that settlement, may also identify 
additional sites/lands to ensure sufficient choice for development potential is 
safeguarded. 
 
Accordingly, on a settlement by settlement basis, the precise extent to which zoned 
lands and sites in excess of that required to match the agreed housing supply target 
are provided, may be determined by the planning authority. Such proposals will be 
assessed and evaluated by the Office of the Planning Regulator in accordance with 
these Guidelines.” 

 
As noted in the Guidelines above it is not a requirement that the quantum of zoned residential 
land adheres precisely to projected housing demand.    
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The new, state of the art, WWTP has been designed to provide a treatment capacity for a PE 
(population equivalent) of up to 36,000, which is almost 3 times the current population. 
 
It is therefore critical that the new LAP does not impose unreasonable zoning or phasing 
restrictions on available development land.  
 
 
 

THE NEW LAP MUST CONTINUE TO PROVIDE FOR DEVELOPMENT OF ARKLOW 
NORTH TO ACHIEVE BALANCED GROWTH ACROSS THE TOWN 
 
As is noted in the current LAP, Arklow was originally established on the north side of the Avoca 
river by the Vikings in the 9th Century.  Over time the commercial heart of the town developed 
south of the river away from the Marsh area.   
 
In modern times, the town’s outer boundary was newly defined with the opening of the N11 
by-pass in 1999, and with new residential estates, principally to the south and west of the 
town centre extending out towards the by-pass. 
 
Whilst there has been some sequential development north of the river in modern times, this 
has been significantly less than in areas south and south-west of the town centre.    
 
As a result the distribution of population and services has been skewed south of the town.   
North Arklow/Ferrybank represents only 22% of the total population of the town (Census 
2022). 
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Figure 13 Distribution of Arklow Population 

 
The Kilbride lands is the main landholding to deliver sustainable and self-sufficient residential 
growth in North Arklow.   The first phase of this (86 units) will shortly commence and in 
tandem with the first phase of the new distributor road for AAP3 and new pedestrian/cyclist 
connection to the Dublin Road into the town centre.    
 
Furthermore pre-planning has been submitted for an LRD development on the remainder of 
the AAP3 lands for c.1,420 units, and a new local centre, childcare, and associated services, 
completion of the distributor road within the AAP3 lands and provision of a new 
pedestrian/cyclist route to Shelton Abbey Lane providing direct connection to Arklow Town 
Centre. 
 
The AAP lands are considered Tier 1 Lands as per the National Planning Framework (NPF), in 
comprising “served zoned land” that are able to connect to existing development services, for 
which there is service capacity available (e.g. WWTP to be opened in 2025) and can therefore 
accommodate new development.  The lands are located “contiguous to existing developed 
lands” and are spatially sequential to the existing built up area of North Arklow.  The positive 
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consideration of WCC in relation to the school campus and first phase residential demonstrate 
this also. 
 
In accordance with the Key Priority for “Key Towns and Large Towns” in the 2024 Section 28 
Guidelines “Sustainable Residential Development and Compact Settlements Guidelines for 
Planning Authorities”, the development of AAP3 will also deliver a sequential and sustainable 
urban extension at a location adjacent the built up area and which can be integrated into the 
existing built up footprint of the settlement,   
 
Given the above it is therefore critical that the new LAP does not sacrifice continued growth 
within North Arklow in favour of further growth south of the town which will only exaggerate 
the current spatial and population imbalance.    
 
WCC are requested to retain the AAP3 designation and zoning for our clients lands in order 
to ensure that the masterplan can be achieved and the balanced, sequential growth of Arklow 
north of the Avoca, be sustained. 
 
 
 

THE AAP3 LANDS AT KILBRIDE SHOULD BE GIVEN HIGHER PRIORITY THAN AAP1 & 
AAP2 LANDS  
 
Under the current LAP our clients land at Kilbride (AAP3) are identified “as the location of 
major development in Arklow; the growth of the settlement in accordance with regional plan 
targets is contingent on the delivery of the major residential, employment and community 
services development at this location. Along with Tinahask (AAP1 and AAP2), these two areas 
have been identified as the most suitable lands in the environs of Arklow for large scale 
development.” 
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Figure 14 AAP1 and AAP2 Lands 

 
The AAP1 and AAP2 land at Abbeylands, Money Big/Boglands south-east of the town are in 
separate ownerships, but also designated for significant residential development, as per 
AAP3, as well as employment and significant social and physical infrastructure.   
 
However the AAP1 and AAP2 lands were given a higher priority (2) than AAP3 Kilbride (3) and 
are promoted for development in advance of AAP3. 
 
This is despite the fact that the current LAP acknowledges that there is currently no access 

point available from the existing built-up area to the AAP1 lands. 

While the LAP states that the Local Authority will endeavour to determine or provide a new 
route to the AAP1 lands no such road has been progressed during the life of the LAP. 
 
The alternative access via the AAP2 lands to the south is in turn hampered by the fact that 

those lands are also severely hampered by a below standard railway bridge access to the 

Knockmore roundabout. 

In addition, the LAP also requires that the development of these lands will also require a new 
distributor road through the lands to the employment lands to the south, and also to provide 
a new ‘port access road’ which is deemed an essential piece of road infrastructure for the 
wider town to remove port bound traffic from the main street and town centre.   
 

The site history of both Action Area Plan areas indicate no planning application being 

submitted or granted on the lands over the past 10 years or during the life of the LAP.    
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Furthermore, it is noted that that no public funding (e.g. LIHAF) has been secured for the 

provision of new public roads into/through these lands. 

As such it appears, notwithstanding the granting of permission for the WWTP upgrade and 

construction, that the AAP1 and AAP2 lands are being severely constrained by the significant 

road infrastructure improvements that are required to open up these lands and make them 

accessible. 

Similar constraints do not occur at the Kilbride lands where direct access to the existing public 

road is available via the proposed new link which will also serve the planned school campus.  

In addition, new pedestrian/cyclist connections are being proposed to provide additional 

sustainable connections with adjoining residential estates. This is all possible because the 

entire Kilbride lands are in single ownership. 

 
The rationale for designating the AAP3 lands at Priority 3, behind Priority 2 AAP1 and AAP2 
lands was that the Kilbride lands “are more distant from the town centre and the majority of 
higher order services that are located to the south of the river.  While it is noted that there are 
local shops and services to the north of the river and indeed a new major shopping centre on 
the north quay, this is not considered sufficient justification to promote new development 
lands in AAP3 and AAP4 above lands to the south of the river. “ 
 
But this rationale no longer stands up 6 years later in light of the planning progression that 
has and is being made at AAP3 whilst AAP1 and AAP2 lands remain in limbo.   
 
As noted above, a residential development of 86 units within AAP3 is about to be granted 
permission and along with the new school campus (to be commenced later this year) will 
establish a significant first phase and will also deliver a significant portion of the designated 
strategic road, and also a new pedestrian/cyclist access point, providing for improved 
connectivity and proximity to the town. 
 
The next LRD planning application including a new local centre along with new parks, 
recreation areas, childcare facilities, etc will provide for the completion of the AAP3 lands 
with significant social infrastructure delivered in tandem with the new housing, and with a 
new purpose built school campus on its doorstep. 
 
Given the above we contend that the AAP3 lands should be given equal or higher delivery 
priority than the AAP1 and AAP2 lands in the new LAP to reflect its development progression 
to date and which will continue rapidly over the coming years. 
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THE NEW LAP SHOULD REMOVE THE REQUIREMENT FOR A STRATEGIC ROAD BRIDGE 
FROM THE AAP3 LANDS ACROSS THE AVOCA RIVER 
 
The current LAP notes the requirement, in the long term, for the construction of a new 
vehicular bridge across the Avoca and Marsh between the 19 Arches Bridge and the M11 in 
order to alleviate traffic congestion into/out of the town centre.    
 
Infrastructure, transportation & movement objective IT5 states an objective; “To facilitate the 
provision of a western distributor route in order to provide alternative movement routes 
through the town. The route, which will be subject to route option assessment, will incorporate 
a new river crossing, linking Kilbride to the Vale Road, Lamberton Avenue and on to the 
Coolgreaney Road.” 
 
However, as acknowledged in the LAP, “such a crossing would require significant investment, 
given the distance it would have to span across the marsh and river and may be seen as a 
longer term goal. However, in order to facilitate and stimulate the delivery of this objective, 
lands have been zoned for significant development at Kilbride, at the northern side of this 
possible link. Similarly, the development of these lands will be dependent on the delivery of 
part of this route by developers.”   
 
In accordance with the above objective our client has incorporated the IT5 Distributor Road 
proposal, as it relates to its Kilbride lands, within the Masterplan for AAP3.  Furthermore the 
first phases of development in AAP3 (the school campus and 86 unit scheme) have included 
the first phase of the new distributor road. 
 
The current LRD proposal for the remainder of the lands includes completion of the remainder 
of the Distributor Road within AAP3 as far as the boundary with the Arklow Marsh. 
 
However the current LAP also places a development restriction on the AAP3 lands tied to the 
delivery of the Avoca River bridge further south on lands outside the control of client. 
 
Appendix D places a limit of no more than 75% of the residential component of AAP3 to be 
delivered before the strategic road infrastructure including the river bridge.   In other words 
c.375 residential units, along with 12ha of public open space (including 4.5ha of active sports) 
are all to be withheld. 
 
Appendix D (Phasing & Implementation) states that “the full development of these lands is 
dependent on the construction of a new ‘western distributor road’ and a new Avoca River 
bridge, in order to avoid additional pressure on the existing ’19 Arches’ Bridge; the provision 
of such an alternative route will also allow for potential traffic re-routing of the town centre 
and allow for improvements for pedestrians and cyclist to be made in the town centre.  This is 
however a longer term objective, as the road and bridge have yet to be designed, approved 
and funded.” 
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We agree that the delivery of a new road bridge across the Avoca will be a significant 
engineering and funding challenge that only may be deliverable in the longer term and likely 
outside the timeline of the next LAP and County Development Plan. 
 
Suggested costs could be in the region of €20 - €30m.  Furthermore there is no state funding 
mechanism in place to help part fund the bridge.   The bridge was not proposed by WCC in 
separate rounds of URDF funding during the life of the current LAP. 
 
It is considered unreasonable that the full development of the Kilbride AAP3 lands, as now 
detailed in the Masterplan should be withheld, potentially indefinitely, pending delivery of 
this bridge. 
 
The current LAP does not substantiate how the development of the final 375 residential units 
within AAP3 would breach a threshold of traffic impact across the wider town that would 
necessitate the delivery of this strategic bridge. 
 
The impact on traffic congestion within the town centre and across the 19 arches bridge is 
caused by a number of factors.    
 
Domestic/residential traffic from North Arklow to access services and education in South 
Arklow is just one factor.   Commercial access to retail, commercial and industrial businesses 
in Wicklow Town Centre and Arklow Port and along the waterfront is another.   A third source, 
particularly in the summer months, is visitor traffic into the town. 
 
Within several areas of Arklow identified for significant residential development, including 
the town core itself, it makes little sense that the proper completion of the AAP3 lands would 
be unduly restricted pending delivery of the bridge. Particularly given that any commuter 
traffic generated from this proposed development would more than likely travel north out to 
the motorway rather than through the site given its location proximate to the Arklow North 
junction.  
 
We include a Transport Appraisal prepared by Systra Transport Engineers which reviews the 
necessity for the road bridge in the longer term, given updated national and regional 
transport policy, and whether an active travel or public transport crossing may ultimately be 
more suitable. 
 
The report also provides an overview of the land use and transport implications of the AAP3 
lands bearing in mind the inclusion of significant social infrastructure as part of its 
development including primary and post-primary school, childcare, recreational uses, and a 
new local centre with retail and other services. 
 
The AAP3 Masterplan can clearly deliver the “10 minute neighbourhood” in which the 
residential community will have community facilities and services accessible within a 10 
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minute walk or cycle from homes, thereby reducing the need for car usage for everyday 
needs.    
 
Given the above, it is contended that whilst the new LAP may require the retention of an 
additional “crossing” of the Avoca in the long term, it is unreasonable that the full delivery of 
the AAP3 lands should be restricted pending its delivery.  The AAP3 lands are designated to 
include the majority of the day-to-day needs (such as food, healthcare, education, sports etc 
) within this new community and a short walk time from all new homes.  
 
In other words this new community will not create the significant demand for this additional 
strategic bridge.   
 
If the bridge objective is to be retained in the new LAP then it should be de-coupled from the 
phasing of AAP3 and included as a separate objective for the benefit of the wider town, and 
the delivery of which will need to be funded through a combination of the State, WCC and 
most likely a specific development contribution scheme attributable to all new developments 

across the town going forward. 
 
 

4.0 CONCLUSIONS AND RECOMMENDATIONS  
 

“I believe that we need more land zoned.  I’ve told all of our 
local authorities through the development plans that no zoned 

service land should be de-zoned.” 
(Minister for Housing, Darragh O’Brien as reported at the launch of Respond’s Annual 

Report, Oct 2022) 
 
As it stands, the Core Strategy of the Wicklow County Development Plan, 2022-2028, is based 
on out of date and significantly under-estimated population and housing figures and growth 
targets for all of its settlements including Arklow. 
 
Once the NPF population growth targets have been revised, based on the 2022 Census results 
and revised ESRI projections, then the Core Strategy will have to be updated by WCC.  This in 
turn will require the updating of related LAPs and town plans throughout the County. 
 
Given the above, whilst our client acknowledges the need to commence the pre-draft stage 
for a new LAP in 2024, it makes little sense that the planning authority would hasten the 
drafting and subsequent adoption of a new LAP prior to revised and correct population targets 
attributable to Arklow being confirmed.   The foundation of the LAP will be based on 
inaccurate information.  
 
Furthermore, with the drafting of the new LAP it is critical that the development objectives 
for the town north of the Avoca River are not abandoned to the preference of further 
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development south of the town centre. Such measures will lead to continue the disproportion 
growth of the town southwards which is contrary to proper planning and development.    
 
The development of the Kilbride lands is to the benefit of Arklow town overall, in securing its 
“Self-Sustaining Growth Town” designation in the County Development Plan with “continued 
commensurate growth”, and also in compliance with national and regional planning policy, 
including National Policy Objective 5 which supports the development of towns of sufficient 
scale and quality to compete and be drivers of regional and national growth, investment and 
prosperity. 
 
It is critical that the Kilbride lands, which have been designated for significant residential 
development over consecutive LAPs, and for which the first phase of development is due to 
start shortly, therefore retains its designation and full zoning for housing and social 
infrastructure in the new LAP 
 
Yours sincerely, 
 

 
_________________________ 
Trevor Sadler 
MCG Planning Ltd. 
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APPENDIX A 

Copy of WCC Approval for AAP3 from 2019 

 

 



 

22 Wicklow Street,  
Dublin 2, D02VK22 

Tel: +353 1 284 6464 
Email: info@mcgplanning.ie 

 
 
 

29 
 

 

 

 



 

22 Wicklow Street,  
Dublin 2, D02VK22 

Tel: +353 1 284 6464 
Email: info@mcgplanning.ie 

 
 
 

30 
 

 

 

 

 

  



 

22 Wicklow Street,  
Dublin 2, D02VK22 

Tel: +353 1 284 6464 
Email: info@mcgplanning.ie 

 
 
 

31 
 

APPENDIX B 

Copy of WCC Approval for Kilbride Lands in 2008 
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