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1.0 Introduction 
 
Hughes Planning and Development Consultants, 85 Merrion Square, Dublin 2, have been instructed by 
our client, Crowley Residential, to make a submission on the Proposed Variation No. 6 of the Wicklow 
County Development Plan 2022-2028 (as varied) which intend to give effect to the Ministerial Guidelines 
published in accordance with Section 28 of the Planning and Development Act 2000 (as amended). 
This particular submission pertains to Lands to the West of the R750, Dunbur Lower, Wicklow, Co. 
Wicklow (Folio WW14052F). 
 
These lands will also form part of a submission on the council’s ‘Call for Sites’ which concludes in 
February 2026. 
 
The NPF Implementation: Housing Growth Requirements Guidelines for Planning Authorities “the 
Guidelines” constitute Ministerial Guidelines issued under Section 28 of the Planning and Development 
Act 2000 (as amended) (“the Act”) were published in light of the recent approval of the revised National 
Planning Framework (NPF) and the establishment of the Housing Activation Office. It notes that housing 
is the Government’s top priority and states that both local and national governments need to accelerate 
the delivery of housing. 
 
In accordance with Section 13(2)(b) of the Planning and Development Act 2000 (as amended), the 
Proposed Variation was published for public consultation for a period of 6 weeks. This submission has 
been prepared in response to a public notice dated 5th December 2025 inviting submissions from third 
parties and interest parties, up until 16th January 2026, in relation to the proposed Variation No. 6 of the 
Wicklow County Development Plan 2022-2028.  
 
Wicklow County Council state that the proposed variation includes the following overarching policy 
amendments: 
 

‘To take account of ‘NPF Implementation: Housing Growth Requirements’ - Guidelines for 
Planning Authorities, issued under Section 28 of the Planning & Development Act 2000 (as 
amended) (July 2025).’ 

 
And  
 

‘To revise the Wicklow Core Strategy and associated housing targets, and a number of related 
housing objectives set out in the Wicklow County Development Plan 2022-2028 Written 
Statement.’ 

 
The Proposed Variation notes that the combined additional housing growth requirement for County 
Wicklow 2020-2031 is up to 17,908 additional residential units as set out in Figure 2.0 below. This is 
including the additional provision of 50% over and above the housing growth requirement set out by the 
Government directive.  
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Figure 1.0 Additional housing growth requirements for County Wicklow. 
 

 
 
Figure 2.0 Extract of proposed Core Strategy outlining future housing growth targets for County 

Wicklow 2025-2031 and zoned land provisions, including the 50% additional provision. 
 
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. 
 
Policy and Objective 1 of the Guidelines states: 
 

It is a policy and objective of these Guidelines that the housing growth requirements for each 
planning authority set out in Appendix 1 are reflected in the relevant City or County 
Development Plan, subject to consistency with the policies and objectives of the National 
Planning Framework – First Revision (2025), relevant Ministerial Guidelines issued under 
Section 28 of the Planning and Development Act 2000 (as amended), relevant Government 
policy, and the undertaking of necessary environmental assessments. 

 
The lands in question are: 
 

• Readily serviceable, with existing access to infrastructure. 
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• Not located in a designated flood zone. 

• Well-located relative to Wicklow town centre, public transport, and community amenities. 

• Capable of delivering housing at pace, in line with the objectives of the recently issued NPF 
Implementation: Housing Growth Requirements guidelines. 
 

We respectfully request that the local authority give full consideration to the inclusion of these lands as 
part of the necessary review of development plans, in keeping with the Minister’s directive and the 
shared goal of accelerating housing supply. 
 
2.0 Submission Lands  
 
The subject lands comprise a land parcel of c. 12.1 hectares and are situated adjacent to the townlands 
of Wicklow on the southern edge. The Wicklow town centre is located c. 2.2 km to the north, accessed 
via the R750 regional road. The subject site is located to the west of the R750 regional road, with 
agricultural lands immediately adjacent to the north, south, east and west boundaries. Further to the 
north, on the other side of an agricultural field, is the residential development of Dunbur Lower. 
Residential housing stock in the surrounding area comprises of both new and established residential 
developments. We note that much of the housing stock in the wider area was built in the last 30 years.  
 
In terms of location, it is considered that the lands are strategically positioned in close proximity to 
existing services. With respect to public transport, the lands are located c. 2.1 km from the nearest bus 
stop, which is served by the 131 route between Bray and Wicklow, the 133 route between Dublin 
(Busáras) and Wicklow, the 740A route between Dublin Airport and Gorey, and the UM11 between 
Maynooth and Gorey. The subject site is also located a c. 9 minute drive from the Wicklow Train Station, 
which is served by the InterCity Train between Dublin and Rosslare Europort. The M11 motorway is 
located c. 5km (c. 11 minute drive) from the subject site, which provides direct access to Dublin City 
Centre.  
 

 
 
Figure 3.0 Aerial image showing the subject site (red outline) in the context of the immediate 

locality (Folio WW14052F) 
 

Folio WW14052F 

Existing Access 
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Figure 4.0 Aerial image showing the subject site (red outline) in the context of the wider locality.  
 

 
 
Figure 5.0 Streetview image showing the existing access to the subject lands off the R750, which 

is adjacent to the existing urban edge of Wicklow.  
 
As noted in the images below and overleaf, the subject site is about to be consumed by the extending 
urban area of Wicklow. The surrounding lands are fully serviced, and residential development is 
ongoing. 
 
 

Dunbur Lower 

R750 
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Service/ Infrastructure Type Available 

Water 

 

Electricity 

 

Roads 

 

Public Transport 

 

Schools 

 

Community Facilities and Infrastructure 

 
 
Table 1.0 List of services and infrastructure available for the subject lands 
 
Land to the north of the subject site is characterised by residential development, consisting of dwellings 
and associated buildings.  
 
3.0 Planning History 

 
This section provides an overview of the planning history for the subject landholding as well as planning 
precedents for medium and larger-scale residential developments within the immediate area 
surrounding the subject lands.  
 
3.1 Subject Site 
 
A review of the Wicklow County Council planning register found no planning permissions relating to the 
subject lands.  
 
3.2 Relevant History of Adjoining Properties 
 
The following applications for development on sites immediately adjacent to the submission lands are 
of note: 
 
Dunbur Lower, Wicklow, Co. Wicklow 
 
Reg. Ref. 976488 Planning permission granted by Wicklow County Council on 10th December 

1997 for development consisting of change of house type and site layout on 
sites 1-63 including on approved site (92/8351) together with 6 no. additional 
houses on sites 64-69 and water. 

 
Reg. Ref. 941084 Planning permission granted by Wicklow County Council on 17th August 1995 

for development consisting of 33 dwellings, service road and ancillary works.  
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Figure 6.0 Drawings showing the proposed development, as granted by Wicklow County Council 

under Reg. Ref. 941084.  
 

 
 
Figure 7.0 Drawings showing the proposed development, as granted by Wicklow County Council 

under Reg. Ref. 941084.  
 
Reg. Ref. 989144 Planning permission granted by Wicklow County Council on 30th March 1999 

for a housing development consisting of 32 no. dwellings and ancillary site 
development works.  

 
Greenhill Road, Wicklow, Co. Wicklow 
 
Reg. Ref. 191273 Planning permission granted by Wicklow County Council on 26th March 2020 

for development consisting of 36 no. houses and all associated works. The 
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accommodation shall consist of 12 no. 12 bed houses (two storey) and 24 no. 
3 bed houses (two storey).  

 

 
 
Figure 8.0 Site location map, as approved by Wicklow County Council under Reg. Ref. 191273.  
 
The Planners Report noted the following: 
 

‘The Authority should be satisfied that the proposal is the most efficient use of these lands in 
terms of density, layout and tenure mix. Consideration should be given to the provision of 
additional units in the undeveloped area at the southern end of the site adjoining Block 7, with 
frontage from any additional units to be provided along the Greenhills road.’ 

 
4.0 Submission on Variation No. 6 to Wicklow County Development Plan 2022-2028 
 
Wicklow County Council have prepared Variation No. 6 to the current Development Plan, to align with 
NPF Implementation: Housing Growth Requirement Guidelines for Planning Authorities (2025). Our 
clients lands to the West of the R750, Dunbur Lower, Wicklow, Co. Wicklow, are readily available for 
development and are an excellent example of lands which can be quickly released for development in 
line with the requirements of the Government.  
 
The approach adopted by Wicklow County Council proposes an additional 14,476 units between 2025 
and 2031 across the county.  
 
Policy and Objective 2 of the Proposed Variation No. 6 to the Wicklow County Development Plan 2022-
2028 states: 
 

‘It is a policy and objective of these Guidelines that ‘additional provision’ of up to 50% over and 
above the housing growth requirement for each local authority set out in Appendix 1 is reflected 
within the relevant City or County Development Plan, subject to consistency with the policies 
and objectives of the National Planning Framework – First Revision (2025), relevant Ministerial 
Guidelines issued under Section 28 of the Planning and Development Act 2000 (as amended), 
relevant Government policy, and the undertaking of necessary environmental assessments.’ 
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The following table outlines the revised housing growth targets for County Wicklow, taking into account 
the additional provision of up to 50% over and above the housing growth requirement stated in the 
Government directive. This approach proposes an additional 17,908 houses delivered between 2025 
and 2031 across the county.  
 

 
 
Figure 9.0 Extract of proposed Core Strategy outlining future housing growth targets for County 

Wicklow 2025-2031 and zoned land provisions, excluding the 50% additional provision. 
 
Within Wicklow Town and Rathnew, there is a target of 3,170 houses between 2025 and 2031. The 
subject lands to the West of the R750, Dunbur Lower, Wicklow, Co. Wicklow, will assist with achieving 
this goal, providing lands that are shovel-ready and are poised to deliver housing quickly and efficiently 
due to the strategic location of the site. 
 
The Proposed Variation confirms Wicklow–Rathnew as a Key Town in line with the RSES and assigns 
it a significant housing growth trajectory, explicitly stating that Wicklow–Rathnew has the capacity to 
achieve and slightly exceed 50% growth in the short–medium term, supported by enhanced rail services 
to Wicklow Town.  
 
In a Key Town context, the Core Strategy must provide a robust and resilient pipeline of deliverable 
residential land, with sufficient flexibility to withstand site-by-site slippage and non-activation. A strategy 
that relies primarily on a narrow set of assumptions about the timing and delivery of existing zoned 
lands does not provide the level of certainty required to meet the scale of growth assigned to Wicklow–
Rathnew. 
 
The Proposed Variation explicitly states that, even taking account of units under construction, extant 
permissions and the capacity of zoned serviced/serviceable lands, the plan provides capacity for 
approximately 21,500–25,500 units, and that “this quantum of zoned land would not be sufficient to 
meet the longer term housing target requirements up to 2040”.  
 
This is a material admission within the Core Strategy evidence base that the proposed variation zoning 
framework is not future-proofed against the long-term housing requirement. In this context, it is 
reasonable and plan-led to address part of that deficit now, particularly by zoning lands that are already 
serviced and capable of early delivery. 
 
Table 3.5 identifies 59 hectares of “zoned and serviced” land for Wicklow–Rathnew up to 2031, against 
a requirement of 41 hectares to meet growth to 2031.  
 
However, the Core Strategy’s “serviced” metric is limited in scope: the document clarifies that serviced 
lands refers only to water services capacity (water supply and wastewater disposal) and that these 
estimates are not necessarily indicative of total available capacity or delivery certainty.  
 
Accordingly, the “surplus” is not proof that sufficient, deliverable sites will come forward in the required 
timeframe. It is an aggregate estimate across multiple parcels with varying ownership, phasing, and 
activation risk. The Core Strategy also confirms that delivery and growth rates can be constrained by 
infrastructure, including wastewater capacity.  
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Furthermore, the need for sequential development means that much of the existing zoned land cannot 
be used to deliver housing unless substantial banks of land are developed first. Whereas the subject 
site is next in line for development, thus complying with the requirement for compact growth and 
sequential development. 
 
Given these acknowledged constraints, a prudent Core Strategy approach—particularly in a Key 
Town—should include additional low-risk, serviced lands to ensure delivery certainty. 
 
The subject lands comprise c. 12.1 hectares, are located on the southern edge of Wicklow Town, and 
are positioned as a sequential extension of the settlement. While adjoining lands are currently 
agricultural, the site relates to established residential development in the wider area (including Dunbur 
Lower) and is in proximity to the R750 corridor. The site is accessible to services and has demonstrable 
public transport connectivity, including bus services within approximately 2.1 km, rail access via 
Wicklow Station, and strategic access to the M11 (c. 5 km). 
 
Critically, the subject lands are serviced, meaning they align with the most policy-preferred category of 
land under the tiered approach to zoning, namely lands capable of development without reliance on 
uncertain future infrastructure. This makes the site a strong candidate for inclusion in the Core 
Strategy’s deliverable land supply. As shown in Figure x.0,  
 
4.1 Alignment with Compact Growth Objectives (NPO 7 & 8) 
 
The NPF prioritises sustainable urban development within existing built-up areas. As stated in National 
Policy Objective 7: 
 

“Deliver at least 40% of all new homes nationally, within the built-up footprint of existing 
settlements and ensure compact and sequential patterns of growth.” 

 
Our lands are contiguous to the built-up area of Wicklow and therefore well-positioned to deliver 
compact and sequential development. Wicklow is a rapidly growing town in Leinster. The lands to the 
north of the subject site are zoned residential and have established residential development. As such, 
the subject lands are next in line for development and will support densification rather than sprawl, a 
core principle of the NPF as well as sequential development. It is submitted that the lands should be 
rezoned to RN1 – New Residential. 
 

 
 
Figure 10.0 Aerial view of the subject site (red outline) showing existing residential development on 

its doorstep highlighted in orange and lands zoned for community and education in 
blue 
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4.2 Strategic Location within the Eastern & Midland Region 
 
The NPF highlights the need for balanced growth, noting that “Census 2022 and other indicators 
highlight significant unmet demand for housing in Dublin and the Mid-Eastern Region in particular...” 
 
As noted in the NPF, the census recorded a national population of 5.1 million people. This has resulted 
in the ERSI revising its future population projection as follows: 
 

• By 2030: Population expected to reach 5.7 million. 

• By 2040: Population expected to reach 6.1 million. 

• A high migration scenario could push this to 6.3 million. 
 
Given the subject sites location within the county and its proximity to Wicklow town and Dublin, and 
national transport links, it represents an optimal location to accommodate such targeted growth 
sustainably and efficiently. The county has been identified as one of the fastest-growing population 
centres in the country; therefore, it is imperative that further lands are appropriately zoned to future-
proof the delivery of housing within this area. The subject lands are immediately adjacent to the 
development boundary and existing residential uses and currently support a use which is not suited to 
a growing urban area.  
 
Furthermore, it is important to strike a balance among the towns located on the county’s east coast. 
Bray is the county’s largest town and is limited by its proximity to the Dublin border. Wicklow town on 
the other hand has ample space to grow and develop while being connected to nearby towns and 
Dublin. 
 
4.3 Responding to Urgent Housing Needs and Policy Direction 
 
The NPF notes that as per ESRI projections, Ireland must deliver approximately 50,000 new homes 
per annum by 2040. This demand is acute in areas experiencing strong economic and population 
growth. The rezoning of well-located lands such as ours is essential to meet the goals of the NPF, which 
states that there is a need to “enable significant population and jobs growth in the Dublin metropolitan 
area, together with better management of the trend towards overspill into surrounding counties.”  
 
Policy and Objective 2 states the following: 
 

It is a policy and objective of these Guidelines that ‘additional provision’ of up to 50% over and 
above the housing growth requirement for each local authority set out in Appendix 1 is reflected 
within the relevant City or County Development Plan, subject to consistency with the policies 
and objectives of the National Planning Framework – First Revision (2025), relevant Ministerial 
Guidelines issued under Section 28 of the Planning and Development Act 2000 (as amended), 
relevant Government policy, and the undertaking of necessary environmental assessments. 

 
As noted, the subject lands are serviced, located near public transport, shovel-ready and are poised 
to deliver housing quickly and efficiently due to the strategic location of the site. 
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Figure 11.0 Appendix 1 from the guidelines, which provides revised housing targets based on 

recent census data 
 
4.4 Wicklow County Development Plan 2022-2028 
 
The Wicklow County Development Plan 2022/2028 shows the settlement boundary for Wicklow. 
Residential development proposed for a location should be prioritised within the defined settlement 
boundary and should be in proportion to the pattern and grain of the existing development. The subject 
site is located directly adjacent to the settlement boundary for Wicklow and therefore makes an ideal 
candidate for rezoning to residential. The current Rural zoning objective is completely unsuited to an 
urban area and could lead to unsuitable development, which could prevent the future delivery of housing 
on the lands.  
 
It is noted that the subject lands were previously zoned residential in the Wicklow Town Development 
Plan 2008-2014, and Strategic Land Bank in the Wicklow Town Development Plan 2013-2019. The 
lands were dezoned in the most recent iteration of the development plan. Having regard to the subject 
lands’ previous designation for residential development and later identification as a Strategic Land 
Bank, it is clear that the Planning Authority has long recognised the suitability of the lands for urban 
development. The revised housing growth requirements and acknowledged long-term land supply 
deficit now provide the policy justification to activate these lands. Rezoning the subject site would 
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therefore represent a logical, plan-led progression of established policy, rather than the introduction of 
new or speculative development land. 

 

 
 
Figure 12.0 The subject lands were previously zoned residential in the Wicklow Town Development 

Plan 2008-2014 (bottom), and Strategic Land Bank (Top) in the Wicklow Town 
Development Plan 2013-2019 
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Figure 13.0 Extract from the Wicklow Town-Rathnew Local Area Plan 2025 Map No. 1 Land Use 

Zoning Objective, showing the settlement boundary (red line) and the subject site (blue 
line).  

 
4.5 Public Transport Accessibility & TOD Potential (NPO 10) 
 
The NPF promotes Transport-Oriented Development near high-capacity transport corridors. NPO 10 
states: 
 
NPO 10 Deliver Transport Oriented Development at scale at suitable locations, served by high-

capacity public transport… and ensure compact and sequential patterns of growth. 
 
Wicklow benefits from proximity to current and planned public transport. The subject site is ideally 
located to contribute to this form of sustainable, transit-linked development.  
 
With respect to public transport, the lands are located c. 2.1 km from the nearest bus stop, which is 
served by the 131 route between Bray and Wicklow, the 133 route between Dublin (Busáras) and 
Wicklow, the 740A route between Dublin Airport and Gorey, and the UM11 between Maynooth and 
Gorey. The subject site is also located a c. 9 minute drive from the Wicklow Train Station, which is 
served by the InterCity Train between Dublin and Rosslare Europort. It ids noted that the electrification 
of the railway line between Wicklow and Greystones is currently underway as part of the DART+ 
programme. This programme seeks to provide DART services to Wicklow as soon as 2028, thus greatly 
improving access to the town. 
 
Additionally, the M11 motorway is located c. 5km (c. 11 minute drive) from the subject site, which 
provides direct access to Dublin to the north and Waterford to the south. 
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Figure 14.0 Aerial image of the subject lands, showing bus stops in the area and inset image 

showing the entrance to the site with existing footpath 
 
4.6 Infrastructure Capacity and Readiness 
 
The NPF prioritises locations where infrastructure is available or deliverable. The subject site is served 
by essential infrastructure (road, water, power, schools) or can be serviced readily, making it capable 
of early delivery in line with the Framework’s goal to: “Enable growth where it is required… prioritising 
development where there is existing/planned infrastructure capacity…”  
 
As shown in the images below, Uisce Éireann services are located adjacent to the site boundaries, thus 
providing immediate access to their network. The Applicant has engaged with Uisce Éireann and a 
confirmation of feasibility for the site. This confirms that the subject lands can facilitate residential 
development in the short term due to the adequate water, drainage and waste water networks int the 
immediate area. 
 
As noted, the subject lands are shovel-ready and are poised to deliver housing quickly and 
efficiently due to the strategic location of the site.  
 

Subject Site 



Town Planning Submission   January 2026  

_____________________________________________________________________________________________________ 
Lands to the West of the R750, Dunbur Lower, Wicklow, Co. Wicklow 16 

 
 
Figure 15.0 Existing sewerage lines located near the subject lands 
 

 
 
Figure 16.0 Existing water pipes located near the subject lands 
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Figure 17.0 Existing surface water drainage network near the subject lands 
 
4.7 Contribution to National Strategic Outcomes  
 
The NPF contains 10 no. National Strategic Outcomes (NSO). The rezoning and development of the 
subject site would support multiple National Strategic Outcomes, including: 
 

• Compact Growth (NSO 1) 

• Sustainable Mobility (NSO 5) 

• Access to Quality Services (NSO 10) 
 

Rezoning will help deliver on these cross-cutting goals by providing space for housing in an integrated, 
sustainable, and well-serviced location. 
 
We respectfully request the Planning Authority to strongly consider the rezoning of the subject site as 
it is a practical and necessary step toward implementing the NPF’s vision for sustainable urban growth 
and to facilitate the revised population projections. The site presents a timely opportunity to contribute 
to the Government’s top priority: accelerating housing delivery in strategically suitable locations. 
 
The Proposed Variation includes Core Strategy Objectives committing the Council to support the 
delivery of housing on zoned lands and to proactively engage to remove impediments and to progress 
service-related issues.  
 
Rezoning the subject lands is consistent with this delivery-led approach because it provides an 
additional serviced and sequential land option capable of contributing to housing output in the short–
medium term, thereby reducing reliance on delayed or constrained sites and strengthening the 
robustness of the settlement strategy. 
 
It is submitted that the Proposed Variation Core Strategy relies on an aggregate capacity position that 
does not provide sufficient assurance of delivery in a Key Town context, particularly given the Plan’s 
own acknowledgment that zoned land quantum is inadequate to meet longer-term targets to 2040.  
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Accordingly, and having regard to the serviced status, sequential location and accessibility of the 
subject lands, it is submitted that the Proposed Variation should be amended to zone the subject 12.1 
hectares for residential use (or an appropriate residential/mixed-use zoning). This would strengthen the 
Core Strategy by improving deliverability, increasing choice in the land market, and supporting the 
timely achievement of housing growth requirements in Wicklow–Rathnew. 
 
5.0 Applicant Background 
 
Crowley Residential is an established residential development company with a proven track record in 
the delivery of high-quality housing schemes across Ireland. The company specialises in the 
progression of residential sites from zoning and planning through to construction and occupation, with 
a particular focus on timely delivery and compliance with national and local planning policy. Crowley 
Residential has active residential development sites across Wicklow and Dublin with a combined 
investment in 2025 of €45.5 million.  
 
Crowley Residential has the technical, financial, and organisational capacity to advance the subject 
lands efficiently, including experience in site masterplanning, infrastructure coordination, and 
engagement with statutory bodies. The company has successfully delivered residential developments 
of comparable scale and complexity and has demonstrated an ability to bring serviced and sequential 
sites into active use within short timeframes. 
 
In the event that the subject lands are rezoned for residential use, Crowley Residential is well positioned 
to progress the site through the planning and development process without delay, thereby contributing 
meaningfully to the delivery of housing in Wicklow–Rathnew in accordance with the objectives of the 
County Development Plan and national housing policy. 
 

 
 
Figure 18.0 Image of recently completed homes in Dalkey, Co. Dublin 
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Figure 19.0 Image of recently completed homes in apartments in Dublin 4 
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Figure 20.0 Image of recently completed apartments in Dublin 4 
 
6.0 Conclusion  
 
This submission has demonstrated that the lands to the west of the R750 at Dunbur Lower, Wicklow, 
Co. Wicklow represent a highly appropriate and deliverable candidate for residential rezoning as RN1 
– New Residential in the context of the Proposed Variation to the Wicklow County Development Plan 
Core Strategy. While the Core Strategy identifies an aggregate quantum of zoned and serviced land 
within Wicklow–Rathnew, it is acknowledged within the Proposed Variation that this capacity is 
insufficient to meet longer-term housing requirements to 2040 and that zoned capacity does not 
equate to guaranteed delivery. 
 
The subject lands are strategically located on the southern edge of Wicklow Town, in a sequential 
relationship to existing residential development, and benefit from access to established and planned 
transport and service infrastructure, including regional bus services, rail connectivity at Wicklow Station, 
and proximity to the M11 corridor. Importantly, the lands are serviced and capable of early activation, 
thereby aligning with the tiered and sequential approach to zoning promoted by national and regional 
planning policy. 
 
The Revised National Planning Framework (April 2025) establishes a clear imperative to accelerate 
housing delivery, requiring the unlocking of serviced and deliverable land to meet an annual national 
requirement of approximately 50,000 dwellings to 2040. The Framework emphasises compact growth 
(NPO 7), the prioritisation of serviced lands, and the integration of housing with sustainable transport 
infrastructure (NPO 10). In this regard, the continued exclusion of the subject lands from residential 
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zoning constrains the ability of the Core Strategy to respond effectively to revised housing growth 
targets in a designated Key Town. 
 
The proposed rezoning of the subject lands would directly support the achievement of key National 
Strategic Outcomes, including: 
 

• NSO 1 – Compact Growth, by facilitating the sequential expansion of Wicklow Town in 
proximity to existing residential development; 

• NSO 5 – Sustainable Mobility, through access to established public transport services and 
strategic transport corridors; and 

• NSO 10 – Access to Quality Services, given the availability of water, wastewater, electricity, 
education, transport and community infrastructure. 
 

In summary, the rezoning of the lands to the west of the R750 at Dunbur Lower represents a plan-led, 
policy-consistent and low-risk response to the acknowledged limitations of the Proposed Variation Core 
Strategy. The site offers a realistic opportunity to strengthen housing delivery certainty in Wicklow–
Rathnew by supplementing theoretical land capacity with a serviced, sequential and readily deliverable 
site. 
 
Accordingly, it is respectfully requested that Wicklow County Council amend the Proposed Variation to 
include the subject lands within an appropriate RN1 – New Residential zoning objective, in order to 
ensure the Core Strategy is sufficiently robust to meet both medium- and long-term housing 
requirements in the interests of proper planning and sustainable development. These lands will also 
form part of a submission on the council’s ‘Call for Sites’ which concludes in February 2026. 
 
 
 

 
_____________________ 
Kevin Hughes MIPI MRTPI 
Director For HPDC Ltd. 
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