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1 Introduction  

On behalf of the applicants, Drumakilla Limited, this document has been prepared to accompany a proposed 
Strategic Housing Development to An Bord Pleanála under the Planning and Development (Housing) and 
Residential Tenancies Act, 2016, as amended in relation to a proposed Strategic Housing Development 
(SHD) on lands (c 6.22 ha) at Delgany, Co. Wicklow. The site includes a Protected Structure, a former 
Carmelite convent.  
 
The document is structured as follows: 
 
Part A  Planning Report  
Part B Statement of Consistency  
Part C  Statement on Material Contravention 
 
Part A 
Part A of this report provides further details of the proposed development in relation to the location and 
context of the application site. In summary, the proposed development consists of 232 no. residential units, 
a creche, a community facility, a management office, demolition of a modern extension to the convent and 
certain buildings on the site, landscaping, parking and site development works. 
 
Part B 
The statement has been prepared in accordance with the requirements of the strategic housing development 
guidance document issued by An Bord Pleanála.   

 
A Statement of Consistency must demonstrate the following: 

 

• In the prospective applicant’s opinion, the proposal is consistent with the relevant objectives of 
the Development Plan concerned. The statement should be accompanied by a list of the principal 
plan objectives considered by the prospective applicant in making the statement. 

• In the prospective applicant’s opinion, the proposal is consistent with the relevant planning 
scheme for a strategic development zone made under section 169 of the Act of 2000 (where 
applicable). This does not apply to this application. 

• In the prospective applicant’s opinion, the proposal is consistent with any relevant guidelines 
issued by the Minister under section 28 of the Act of 2000. The statement should be accompanied 
by a list of the guidelines considered by the prospective applicant in making the statement. 

The statement demonstrates that the proposed development is consistent with relevant national and regional 
planning policy, guidelines issued under Section 28 of the Planning and Development Act, 2000, as 
amended, and with local planning policy in the County Wicklow Development Plan 2016 – 2022 and relevant 
Local Area Plan. 
 
This statement should be read in conjunction with the accompanying detailed documentation prepared by  
BBA Architects, PC Roche and Associates Landscape Architects, JPBarry Engineers, Eoin J Carroll 
Architects, Mesh Architects (conservation) as well as archaeological, appropriate assessment, ecological 
impact and environmental screening reports. 

  
Further details of consistency with the quantitative standards for residential development in the Apartment 
Guidelines, 2018 and the Quality Housing for Sustainable Communities, 2007 and the County Development 
Plan are set out in the Schedule prepared by BBA architects. 
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Part C 
Section 9(6)(a) of the Planning and Development (Housing) and Residential Tenancies Act 2016 states that 
the Board may decide to grant a permission for a proposed strategic housing development in respect of an 
application where the development materially contravenes the development plan relating to the area 
concerned. The application site lands is subject to Residential (R22) zoning of 22 units per ha and the 
proposed development is c 38 units per ha. The documentation provided in the Material Contravention 
Statement addresses material contravention of the provisions of the applicable county development plan 
and local area plan in accordance with section 8(1)(iv) of the Planning and Development (Housing) 
Residential Tenancies Act 2016, as amended. 
 

2 Site Location and Description 

2.1 General Site Location and Description 

The application site is located within the village of Delgany Co. Wicklow.  
 
The site is located c.1.2km east of exit 10 on the N11.The irregular shape site of c 6.22 ha consists of fields 
to the west and north east and a former convent and associated structures to the east and has varying 
levels. The site is bounded to the west by Bellevue Hill (L1030) and to the east by Convent Road consisting 
of a tract of land between two road frontages. There is a change in level of c.20 m in an easterly direction 
and a change in level of c.10m in north-south direction, the highest point being the stonewall to the north-
west, rising at 86.02m AOD, whereas the eastern boundary wall rises at 66.19m AOD. Suburban type 
housing bounds the site to the east, west and south with approved housing to the north.  Opposite the site 
on Bellevue Hill are single storey cottages fronting the road.  
 
Figure 1: Site Location Source Myplan.ie 
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The site was the location of a former Carmelite Convent and comprises of a suite of buildings dating from 
the 1850s.  A chapel dating from 1853 (now deconsecrated), a two-storey house dating from 1835-1850, a 
gate lodge, and outbuildings form part of the overall convent lands. There are mature trees of varying 
condition and hedgerows in and around the site. A large modern extension attached to the Chapel, was 
permitted in 2003 for residential accommodation. The Delgany Carmelite Monastery is recorded on the 
Record of Protected structures Ref. 08-15 and is described as follows, 
 

“Early-19th Century, top-entry house of three bays with a high basement, painted rendering with drip labels 
over sash windows, parapet hiding the roof. On the left-hand side is a two-storey wing and then a seven- 
bay, three-storey wing wall with drip-labels over sash windows. On the right-hand side is a mid-19th 
Century chapel built of granite ashlar.” 

 
The Protected structure consists of the Church and attached villa house, see plate 1.  
 
There is a greenfield site located adjacent to the north east of the site with permission for housing (ABP Ref. 
27.248401). The western boundary (Bellvue Hill) comprises a low stone wall and the eastern boundary 
(Convent Road) consists principally of a railing over a wall. The eastern side of the site wraps around two 
houses that front Convent Road, one of which is Alba House, a detached three-bay two storey house, built 
1910, and extensively renovated in c.1995. (Reg. No 16305012 on the Inventory of Architectural Heritage) 
and is not a protected structure. Adjacent to Alba House is a thatched house included in the Record of 
Protected structures Ref 08-20. The site is described as follows, 
 

“Long, single-storey thatched house with deep thatch. The age of the house is unclear but it has been 
remodelled in the twentieth Century.” 

 
A conservation report accompanies this application which further details the building.  
 
Figure 2: Aerial view of approximate outline of site. Source google earth. See Site location Map  
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Opposite the main entrance to the site on Convent Road is Covent Court, a residential development of 
houses and duplex apartments. To the south of the application site is a small estate named Bellevue Lawn 
which is made up of suburban type houses. Off Bellevue Lawn is a small apartment block, Laurel Grove, 
which abuts the application site. 
  
Plate 1 Church  viewed from Convent Court opposite   

            
 
The site is located c300m north of the local service centre of Delgany. The nearest bus stop is located on 
Church Road, 300m south east of the site. The site is not designated for the protection of landscape or 
natural or cultural heritage. 

 
Plate 2 Convent Road towards Delgany village with Convent boundary and railing 

 

Alba Hs 
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Plate 3  Bellevue Hill looking north with low wall fronting site 

 
 
 

 
Plate 4  Centre of site looking towards Convent Road (east) 

 

2.2 Transport and Services 

Bus route 184 which has stops located on the R762 (Chapel Road/Priory Road) is a short distance from the 
proposed development within the centre of Delgany Village. This service runs to Greystones Station and 
Bray station 34 times per weekday and has been reconfigured in 2018 to coincide with the dart timetable. 
Greystones station is c 35-40 min walk at 3km away from the application site or a 12 min cycle. In addition 
the application site is c 1km from the 84A route. The provision of pedestrian and cycle links throughout the 
proposed development ensures good connectivity to the bus stops. The subject site is located just under 
1.2 km away from Junction 10 on the N11. 
 
The village of Delgany has local shops, a mini market, cafes, heath centre, primary schools, golf course, 
walking paths and heritage trail.  In the wider Greystones area, there are primary and secondary schools, 
larger shops, sports centres, medical facilities, community provision and direct rail transport links to other 
parts of the Greater Dublin Area.  

2.3 Amenities 

The application site is close to a host of amenities; 

• Greystones Marina 
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• Delgany Golf course fronting Bellevue Hill 

• Greystones Golf Course 

• Shops and cafes 

• Glen of the Downs and Kindlestown Wood  

• Places of worship 

• The Wicklow Mountains 
 

3 Proposed Development  

The proposed development consists of 232 no. residential units, change of use from church and house to a 
creche and community facility, a management office, demolition works, new entrances, landscaping, parking 
and site development works. The proposed development is more fully described below. 

3.1 Summary of proposed development 

Table 1 Proposal summary 
 

Development Parameter  Summary 

Parameter Site Proposal Application Site 6.22 ha Gross (6.08 ha net) 

No. of residential units  232 

No. of houses: 96 units comprising 32. no. 2 bed 
44  no. 3 bed 
20  no. 4 bed 

No. of apartments: 136 units comprising 
 
(this includes 52 duplex type apartments) 

28  no. 1 bed 
82  no. 2 bed 
26  no. 3 bed 

New non-residential use Extension to rear of  church 73 sqm as creche use 
ESB/switchroom 26.04 sqm  

Other Uses  Crèche: 330 sqm (existing villa house) (change of use 
from Convent use) 
Management office: 24  sqm (existing gate lodge) 
(change of use from gate lodge) 
Dual use Creche and Community/cultural facility use: 
93sqm sqm (existing Church) (change of use from 
Convent use) 
Community/cultural facility 128 sqm (existing Church) 
(change of use from Convent use) 

Demolition of modern extension to 
Protected Structure, bungalow, outhouses 

1,896 sqm 

Density  38.1 units per ha – see below* 

Plot Ratio  0.36 

Site Coverage  0.22 
Dual Aspect apartments  88 units ( 65 %) 

Car Parking  420 

Bicycle parking  364 

Height  1 to 4 storeys 

Open Space Public:  9,950 sq. m. (16.3% of site) 

Communal open space (Apartments):  3344.8 sqm (this is additional to public open space) 
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*The gross application site is 6.22 ha and includes extends over a small section of the public road and 
footpath on Convent Road as part of the land ownership. The net area is 6.08 ha and this is all the land 
within the physical boundary of the application site 
 
Appendix A of Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas 
2009 provides detail on measuring residential density. A net site density measure excludes major and local 
distributor roads. 
 
The breakdown of residential  unit types is as follows: 

Table 2 Breakdown of residential  unit types 

Unit Type 1 bed 2 bed 3 bed 4 bed Total units 

No. of units 28 114 70 20 232 

%  12.07 49.14 30.17 8.62 100% 

 

3.2 Detailed proposed development  

The proposed development will consist of the following as described in the public notices: 
 
232 residential units comprising: 

▪ 96 houses consisting of: 
• 32 No. 2 bed 
• 44 No. 3 bed 
• 20 No. 4 bed 
The houses are provided in the following composition: 4 No. detached, 36 No. semidetached and 
56 No. terraced. 88 houses are 2 storey and 8 houses are bungalows.  

▪ 136 no. apartments provided within 2 No. four-storey apartments blocks (one over basement 
parking and storage) and within 5 No. three- storey duplex blocks as follows:  
• 28 No. 1 bed 
• 82 No. 2 bed 
• 26 No. 3 bed 

▪ Provision of a new vehicular entrance from Bellevue Hill Road to the west of the site and new 
vehicular access from Convent Road to the east.  

▪ Provision of pedestrian and cycle connections from the site to north, south east and south west. 
▪ Change of use of Gate Lodge to management office.  
▪ Change of use of Protected Structure (consisting of a Church and villa) to community/cultural facility 

and crèche (551 sqm).  
▪ Provision of extension to rear of the Protected Structure for creche use (73 sqm). 
▪ Demolition of modern extension to Protected Structure, demolition of bungalow and demolition of 

out-buildings (total 1,896 sqm). 
▪ The development also includes site clearance,  landscaped private, communal and public open 

space, removal of walls, new boundary treatments, 420 parking spaces, ESB 
substation/switchroom, lighting, play areas, c 364 cycle spaces, site drainage works and all 
ancillary site development works above and below ground. 

3.3 Design rationale  

The design rationale for the proposed development is illustrated in the design statement and the iterative 
process has evolved having regard to the Urban Design Manual- A best Practice Guide (2009), the 
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accompanying document to the Guidelines for Planning Authorities on Sustainable Residential Development 
in Urban Areas (2009), the Urban Development and Building Height Guidelines for Planning Authorities 
(2018), the s247 consultation with Wicklow County Council and the tri partite meeting with the Board at the 
pre application stage. The Urban Design Manual manual establishes 12 criteria that residential development 
should be assessed against and accompanies the application.   

Additionally, the design layout has been informed by the following: 

▪ the development plan and national planning guidance 
▪ the existing protected structure  
▪ the creation of distinct character areas 
▪ the irregular shape and the sloping nature of the site 
▪ the pattern of existing and permitted development in the area 
▪ DMURs 
▪ feedback from Planning Authority and the Board  
▪ the preservation of trees   
▪ the pattern of decisions from the Board on SHD applications in the vicinity. 

3.4 Creche and Community facility 

The protected structure on the site has been deconsecrated and is no longer required by the Carmelite 
Order. The Protected structure has been altered in recent years by a large modern extension that would not 
be considered sympathetic to the architectural character of the building. It is proposed to remove the 
extension, under the supervision of a conservation architect, more closely restoring the building to original 
layout. It is also proposed to add a small extension to the rear of the protected structure for a modern 
accessible access to the building.   
 
The creche will operate over two storeys in the existing house (330 sqm). A new extension to the rear of the 
building to provide level access (73 sqm) is proposed, providing 413 sqm to accommodate 44 children in 
this area. 
 
In addition, it is proposed to provide a dual use area within the connected Church for additional creche area 
and for community/cultural use. The nave can be cordoned by a temporary demountable barrier allowing 
creche related uses such as an afterschool programme. This will not cause any structural change to the 
Church. The additional area is 93 sqm and can accommodate c 24 children and as such up to such up to 
68 children can be accommodated on the site while retaining the use and layout of the protected structure. 
The flexibility of this arrangement provides for a main creche area of 413 sqm for c 44 children and flexible 
use for an additional 24 children in the main Church. The layout of the protected structure lends itself to 
having rooms for different age groups and for administration, cooking, flexible areas and storage. The 
submitted drawings show an indicative layout that can comfortably accommodate the number of children 
proposed within the protected structure and will be subject to the appointment of an operator who can use 
the rooms in accordance of their specific requirements.  
 

3.4.1 Use of protected structure and management  

The use of the building has been given detailed consideration by the Carmelite Order disposing of the 
building and the Developer. It has been agreed that the villa house part of the  Protected Structure will be 
used as a creche (which will extend into part of the Church for dual creche and community uses). The 
Church will be operated as a community facility  for cultural and community uses.    
 
The propopsed development will allow the protected stucture be maintained and occupied in a manner 
benificial to the new and wider residential community. This will provide a valuable community resource to 
Delgany village and will protect the built heritage. 
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A Management Company has been created called The Delgany Centre and is a registered company limited 
by guarantee (Company No. 678344). The applicant has liaised with Wicklow County Council Heritage 
Section in relation to appropriate uses and management structure.  
 
The Centre will operate as follows: 
 

• The proposed use for the residence (attached house) is as a crèche.  

• The proposed uses for the church are dual: firstly as additional space for the crèche and crèche-related 
activities; secondly as a community meeting place and arts and cultural centre. The layout of the church 
and the fact that it adjoins the residence will allow the space to be used flexibly. It can be divided by a 
demountable partition so no permanent alterations are necessary.  

• The church would remain at the service of the community, as specifically requested by the Carmelite 
community that has vacated the premises. Community events envisaged would include art and heritage 
exhibitions; evening classes and clubs for residents; weekend workshops for the wider community; and 
music education and performance, activities for which the acoustics of the church are ideally suited. There 
could be a special focus on community building and providing activities for young people. 

• These uses will be established in the second phase of the development, as has been agreed in principle 
with Wicklow County Council subject to their review of the entire SHD application by Drumakilla Ltd. 
Wiclow Co.Council has indicated that it sees no role for the council in the administration of the facility. 

• The church and administrative office, likely to be located in the lodge which is situated inside the front 
gate, will be managed by The Delgany Centre CLG Co., with a number of trustees, including individuals 
nominated by the local community.  

• Drumakilla Ltd will provide the centre with €50,000 per annum funding for three years; this will assist with 
the start-up, fund a part-time administrator and ongoing insurance, heating and maintenance costs. 

• The Delgany Centre will have as its charitable objectives: 
▪ The establishment of a sustainable mixed-use facility in the church and residence in keeping with 

the premises’ heritage and the wishes of the religious order that served the community of Delgany 
for 160 years. 

▪ The enhancement of the living and cultural experience of the new community that will establish 
itself in Convent Road. The church and residence will thereby continue to be at the service of the 
people of Delgany. 

• The premises will be managed in accordance with the above charitable objectives and in accordance with 
the deed of covenant between the vendors and the developers that prohibits the use of the church as a 
licensed premises or night club. 

3.5 Administration/Management Office  

A small single storey gate lodge is located close to the boundary of the site in the south east corner. This 
building is in poor repair. The Conservation Report that accompanies the application recommended retaining 
and restoring this small gate lodge building. Owing to its  small size and location, the proposed change of 
use is for an administration/ management office for the scheme. The office is located along the pedestrian 
route the village centre and as such is an appropriate location for the use.  

3.6 Phasing 

The proposed development will be developed in phases. The Planning Authority would prefer the creche 
and community facility to be delivered in an early phase and it will be in the second phase as there will be 
no demand for a creche until a certain number of residential units are commenced. The development of the 
creche is also subject to the timeframe established by the Ecologist in removing the roof of the modern 
extension in accordance with a Bat Derogation licence. The phasing also takes account of the topography 
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of the site. The phasing has been agreed in principle with the Council subject to their review of the entire 
SHD application. 
 
Figure 3 Phasing  

 
 
Please see drawings PL-C-168-PH-0 and PL-C-168-PH-01A.  

3.7 Demolition of existing buildings 

The proposed demolitions (total 1,896 sqm) relate to the  
 

• Modern extension to side of Church 

• Bungalow at Convent Road side of site 

• Outbuildings- various related to the Convent use  

The modern extension is a visually prominent addition to the Protected Structure. The removal of this is 
addressed in the conservation report.  
 
It is proposed to demolish the modern bungalow in poor condition located in the proposed new open space 
in front of the Church at Convent Road. This will contribute significantly to opening up of the site visually to 
Delgany. Various outbuildings (stable, garden building, stores, green house and grotto) will be demolished, 
and derelict timber structures previously used for praying will be removed. EJ Carrol Architects have 
illustrated the demolitions, floor plans, sections and elevations with photographs. The existing gate lodge 
will be retained in accordance with the Conservation Report’s recommendation.  
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3.8 Open Space 

3.8.1 Public open space 

The proposed open space is 9,950 sqm. The design rational is provided in the Landscape Strategy and the 
open space has been designed to integrate to the permitted development to the north, providing a new 
green connection from the west of the site. The small stream to the north of the site will be improved and a 
new boardwalk, playgrounds, trim trail, seating, planting and plaza will be provided. The widened stream will 
provide an ecological area with aquatic planting. The proposed open space is c.16.3 % of the overall site 
and in excess of the 15 % requirement by the County Wicklow Development Plan 2016-22. The open spaces 
on the overall site also include a large village green are to the front of the Protected Structure that has a 
playground and seating area. This will be a focal point within the scheme and integrate the scheme visually 
with the village. The landscape plans illustrate the hierarchy of open spaces.  
 

3.8.2 Communal open space  

The proposed development provides communal open space substantially in excess of the minimum 
standards required in the Apartment Guidelines 2018. A total of 3,344 sqm is proposed in the following 
areas:   

 
▪ Duplex at Convent Road side -1372 sqm, 
▪ Duplex at Bellevue Hill side -1120.8 sqm,  
▪ Apartment H1 - 456 sqm  
▪ Apartment H2 - 396 sqm 

3.8.3 Private open space 

All houses and apartments are provided with open space in accordance with the standards. The HQA set 
out the areas and their compliance.  

3.9 Part V 

The applicant has corresponded with the Housing section of Wicklow Co.Council in relation to 24 units. The 
Part V details accompany the application. There has been no change in the number of units in the scheme 
proposed at the pre application stage and the full application.  

4 Rationale for development at this location  

The rationale for the proposed development relates to the following: 
 

• Need for housing 

• Consolidation of the village as development permitted to northwest and therefore provides an infill 
on residentially zoned land 

• Zoned for residential use 

• Wicklow County Development Plan 2016-22 

• Greystones and Delgany Local Area Plan 2013-2019 

• Transport Accessibility 

• Urban Development and Building Heights Guidelines 2018 

• Design Standards for New Apartments 2018 

• Urban Design Manual- A best Practice Guide 2009 

 
 
The site layout has been dictated by: 
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• The preservation of the Protected Structure and retaining the building in active use in accordance 
with the Architectural Heritage Guidelines 2011. 

• The need to preserve the best trees and to encourage biodiversity. 

• The topography of the site.  

• A desire to provide attractive open spaces for future residents and the provision of well-designed 
attractive communal open space for the residents of the apartments which integrates with the 
permitted open space to the development to the northwest. 

• A desire to create an attractive architectural ensemble that would appeal to the current housing 
market and contribute to the aesthetic qualities of Delgany Village. 

• The creation of a good residential mix of houses and apartments of different sizes that would cater 
for a cross section of family sizes. 

• The provision of a community facility, creche and management office on the site.  

• The opinion from the Board.  

• The feedback from the Planning Authority at the section 247 meeting, the tri partite meeting and the 
planning history. 

• The permitted development in the vicinity to the north. 

 

Plate 4 Photograph of protected structure RPS 08-15 St. Marys Church and 19th century house with 
modern extension to side 

 

5 Planning History 

5.1 Relevant Planning History on site 

Planning Reg. Ref. 038224 
Permission granted for new monastery including hermitages, demolition of existing cell block, new entrance 
gates and driveway, provision of 55 carparking spaces, a meeting room and ancillary accommodation 
subject to 14 conditions and is not available on the Council’s website owing to the timeframe (25/4/03). 
 
Planning Reg. Ref. 20215 
Permission granted to remove three stained glass windows from protected structure and replace with three 
leaded windows (23/06/2020). 
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5.2 Relevant extant planning history  in vicinity of application site  

Ref. ABP 27.248401 and Planning Reg. Ref. 151307 
 
Permission was granted by the Board and Wicklow County Council for 89 two storey dwellings including 25 
no. 4 bed detached dwellings, 28 no. 4 bed semi-detached dwellings, 18 no. 3 bed semi-detached dwellings, 
6 no. 3 bed terraced dwellings and 12 no. 2 bed terraced dwellings; for the removal of existing stables, out-
buildings and the partial removal and change of use of the existing dwelling (Richview House) to a creche 
(275sqm) including 8 no. surface car parking space, bin storage, cycle parking and external play area; for 
the construction of an ESB substation and switchroom (25sqm); for all boundary walls and fences, proposed 
vehicular and pedestrian entrances to the development off Bellevue Hill and associated signage, internal 
estate road, visitor surface car parking, footpaths, hard and soft landscaping and all site services above and 
below ground including connection to existing services (4/10/17). The approved development has a density 
of c19 units per hectare. 
 
Figure 4 Illustration of location of adjacent site and on opposite side of Convent Road Ref. ABP 27.248401 
and Planning Reg. Ref. 151307 

 
 
The conditions included inter alia that no dwelling could be constructed until the road and pedestrian 
connection to the village was completed and that the Planning Authority was to confirm the upgrade of 
Bellevue Hill R762 designed and no dwelling to be constructed until this was completed.  
 
 

 

 

ABP 27.248401 and 
PA Reg. Ref. 151307 

PA Reg. 
Ref. 18/621 
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Figure 5: Layout of approved development to north and north west of site Ref. ABP 27.248401  

 

Planning Reg. Ref. 18/621 

Permission was granted for construction of 6 no 4 bed 2 storey semidetached units, comprising of 5 no. 

units at 134 sqm and 1 no. unit at 153 sqm, new vehicle entrance off Convent Road, connection to all existing 

services, all associated landscaping, car parking and ancillary site works.(August 2018). 

This permission provides for the realignment of a section of Convent Road to be agreed with the Council.  

5.3 Relevant planning history in wider area 

A number of Strategic Housing Developments have been permitted by the Board in the wider Delgany- 
Greystones area.  
 
ABP REF. PL27 .305773: "Glenheron C", Greystones, Co. Wicklow 
Permission was granted for 354 no. residential units (124 no. houses, 230 no. apartments) and associated 
site works on 19/02/2020 . The permitted density was 49 units per hectare.  
 
ABP REF. PL27 .305476 Farrankelly and Killincarraig townlands, Delgany, Greystones, Co. Wicklow.  
Permission was granted for 426 no. residential units (245 no. houses and 181 no. apartments), a creche 
and associated site works on 15/01/2020. The permitted density was 35.7 units per hectare. 
 

6 Pre application consultations  

6.1 Section 247 with Wicklow County Council 

A section 247 took place with Wicklow County Council (WCC) on 12th February 2020.  
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Attendees section 247 with Wicklow County Council 

Present: Design Team Present: WCC 

Eddie Holly (EH) Drumakilla Ltd. 
Jerry Barnes (JB) MDB 
Rosie McLaughlin (RML) MDB 
Michael Browne (MB) BBA  
Luz Torres (LT) BBA 
Andrew Monaghan (AM) JPBarry  
Cass Roche (CR) CRoche Landscape Architects 
Tom McGimpsey  (TMG) Mesh Architects  
Eoin Carroll (EC)  EJCarroll Architects 

Fergal Keogh (FK) 
Rory O’ Hanlon (ROH) 
Suzanne White (SW) 
 

   
Topics discussed  
 

• Density and Local Area Plan 

• Layout and Design 

• Conservation of the Protected Structure 

• Parking 

• Landscape 

• Roads- Convent Road and Bellevue Hill 

• Roads internal 

• Drainage 

• Part V 

• Ecology 

• AA/EIA/Ecology 

• Phasing 

7 Pre application consultation tri partite meeting 

The topics for discussion related to the following: 

• The density provisions of the local area plan, the core strategy of the development plan, and 
regional and national policy regarding the development potential of the site 

• Architectural heritage 

• Layout and access, including the integration of the proposed development with the built fabric of 
the town, facilities for pedestrians and how the topography of the site is addressed 

• Housing mix, residential amenity, compliance with standards etc.  

• Surface water drainage 

7.1 Submission of Planning authority  

The Planning Authority provided a detailed submission to An Board Pleanala on a number of issue and 
requested the applicant to further engage with the Authority. Appendix A provides a table of all the issues 
raised and the response by the applicant. Some items overlap with the opinion of the Board which is 
addressed in the response to the opinion report that accompanies this application. The layout was 
considered broadly acceptable by the Planning Authority.  
 
See Appendix A.  
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7.2 Opinion of the Board 

A separate report has been prepared to respond in detail to the issues raised by the Board. 
 

8 Appropriate Assessment, Ecological Assessment and Environmental   

Impact Assessment 

8.1 Appropriate Assessment 

The European Council Birds Directive (79/409/EEC) and E.C. Habitats Directive (92/43/EEC, as amended), 
which are jointly transposed into Irish law by the European Communities (Birds and Natural Habitats) 
Regulations 2011 (SI 477/2011, as amended). 
 
A screening for Appropriate Assessment report has been prepared by Faith Wilson as part of the pre-
planning application for a residential development. 
 
In accordance with their obligations under the European Communities (Birds and Natural Habitats) 
Regulations 2011 (SI 477/2011), the proposed development has to be assessed if the development  could 
have ‘likely significant effects’ on any other Natura sites. The screening document provides supporting 
information to assist the competent authority with an Appropriate Assessment screening exercise, including: 
a description of the proposed development, details of its environmental setting, a map and list of Natura 
2000 sites within the potential zone of impact, and an assessment of potential impacts. It is concluded that 
the proposed development will not cause direct or indirect impacts on any Natura 2000 sites, either 
individually or in combination with any other plan or project and that Appropriate Assessment is not required.  

8.2 Ecological  Assessment 

An ecological report accompanies the application. In particular a  specific Bat survey was be carried out in 
season. A derogation has been provided by the NPWS in relation to removing the modern extension 
adjacent to the Church.  

8.3 Invasive species  

An invasive species report accompanies the application. Japanese Knotweed has been treated on site and 
continues to be treated.   

8.4 Environmental Impact Assessment 

Screening is the term used to describe the process for determining whether a proposed development is 
likely to have a significant effect on the environment and if it requires an Environmental Impact Assessment 
(EIA) by reference to the type and scale of the proposed development and the significance or the 
environmental sensitivity of the receiving environment.  
 
A screening report by MacCabe Durney Barnes accompanies the application and concludes that having 
regard to Schedule 7 of the Planning and Development Regulations, 2001, as amended, and to Annex III 
criteria of EIA Directive 2014/52/EU, it is considered that the proposed development would not require an 
EIAR.  
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9 Flood risk 

The site and development proposals have been considered in accordance with the requirements of “The 
Planning System and Flood Risk Management Guidelines for Planning Authorities” 2009, published by the 
Department Environment, Heritage and Local Government. 
 
A flood risk screening report accompanies the application prepared by JB Barry Engineers. 
 

10  Water Services and Drainage 

Please see engineering service report from JPBarry Engineers. 
 

11 Access and traffic 
 
  Please see traffic statement from JPBarry.  

 

12   Construction and Demolition Management /Waste Plans 
 
  Preliminary Construction Management / Waste Demolition Plans  accompany the application. 
 

13   Conclusion  
 

The proposed development is for a high-quality residential development on residentially zoned land adjacent 
to established and permitted residential housing within the village of Delgany. The proposed development 
incorporates a community facility and retains the ongoing use of a protected structure and a creche. The 
proposal achieves the government policy of providing housing in established areas. The proposal is 
consistent with national and local policy and the proper planning and sustainable development of the area.  
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Part B – Statement of Consistency 
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14 Statement of Consistency  

14.1 Key provisions  

The key national and regional planning policy documents as well as Section 28 Guidelines as it relates to 
the proposed development are set out below. After each section it is indicated if the development is 
consistent with the stated polices.  
 
Table 3 Summary of applicable policies  

 

National  Project Ireland 2040 - National Planning Framework (2018) 

 National Development Plan 2018-2027 

       National Transport Authority Transport Strategy for the Greater Dublin Area 2016-     
2035 

 Design Manual for Urban Roads and Streets (2013) amended 2019 

 Smarter Travel – A New Transport Policy for Ireland (2009-2020) 

 Birds and Habitats Directive   

 Delivering Homes, Sustaining Communities (2007) and the accompanying Best 
Practice Guidelines- Quality Housing for Sustainable Communities (2007) 

 The Provision of Schools and the Planning System – A Code of Practice for 
Planning Authorities 2008 

 Climate Action Plan 2019 

 Architectural Heritage Protection Guidelines For Planning Authorities 2011 

Regional Eastern and Midland Regional Assembly - Regional Spatial & Economic Strategy 
(RSES) 2019 

Guidelines Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for 
Planning Authorities (2018) 

 Urban Development and Building Heights- Guidelines for Planning Authorities  
(2018) 

 The Planning System and Flood Risk Management (2009) 

 Guidelines for Planning Authorities on Sustainable Residential Development in 
Urban Areas (2009) 

 Urban Design Manual - A Best Practice Guide (2009) 

 The Planning System and Flood Risk Management (2009) 

 Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning 
Authorities (2009) 

 Urban Design Manual - Best Practice Guidelines (2009) 

 Guidelines for Planning Authorities on Childcare Facilities (2001) 

County Wicklow County Council Development Plan 2016-2023 

Local Greystones and Delgany LAP 2013-2019 

 

14.2 National  

14.2.1 Project Ireland 2040 - National Planning Framework 

The National Planning Framework (NPF) guides national, regional and local planning decisions until 2040 
as the high-level strategic plan for shaping the future growth and development. The National Strategic 
Outcomes are expressed as follows: 

 
1. Compact Growth  
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2. Enhanced Regional Accessibility 
3. Strengthened Rural Economies and Communities  
4. Sustainable Mobility  
5. A Strong Economy, supported by Enterprise, Innovation and Skills 
6. High-Quality International Connectivity 
7. Enhanced Amenities and Heritage  
8. Transition to a Low Carbon and Climate Resilient Society  
9. Sustainable Management of Water, Waste and other Environmental Resources  
10. Access to Quality Childcare, Education and Health Services 

 
Several policy objectives may be considered applicable to this development.  
 
National Policy Objective 3a  
This states that it is a national policy objective to “deliver at least 40% of all new homes nationally within the 
built up envelope of existing urban settlements”. 
 
This means within the existing built-up footprint of all sizes of urban settlement, as defined by the CSO in 
line with UN criteria i.e. having a minimum of 50 occupied dwellings, with a maximum distance between any 
dwelling and the building closest to it of 100 metres, and where there is evidence of an urban centre (shop, 
school etc.) The present application fully meets this objective as being an infill residentially zoned site in the 
exiting settlement of Delgany.  
 
National Policy Objective 11 

‘In meeting urban development requirements, there will be a presumption in favour of development 
that can encourage more people and generate more jobs and activity within existing cities, towns 
and villages, subject to development meeting appropriate planning standards and achieving targeted 
growth.’ 

 
The proposed development is located on residentially zoned lands within an existing village.  In particular 
the location of new housing should be prioritised in existing settlements, in this case within the built-up area 
of Delgany. The site is on a site contiguous to existing and approved development. 
 
National Policy Objective 32 

‘To target the delivery of 550,000 additional households to 2040 National Policy.’ 
 
The present application meets this objective. 
 
National Policy Objective 33 

‘Prioritise the provision of new homes at locations that can support sustainable development and at an 
appropriate scale of provision relative to location.’  

 
The present application meets this objective and has regard to the pre-application consultation with Wicklow 
County Council. New homes will be provided at a sustainable location, with access to existing services and 
facilities, including DART c. 3km from eastern side of site as well as Dublin Bus services. It includes elements 
of community facilities which positively contribute to the quality of life of existing and prospective residents 
in Delgany. 
 
Policy Objective 34  

‘Support the provision of lifetime adaptable homes that can accommodate the changing needs of a 
household over time.’ 
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The present application meets this objective by providing a mix of unit sizes and types in the area and by 
the provision of houses which have the potential to be adapted to the varying needs of households and 
include the potential for amending layouts and provision of extensions. A lifecycle assessment report will be 
submitted as part of the final application to An Bord Pleanála.  
 
 
National Policy Objective 35  

‘Increase residential density in settlements, through a range of measures including reductions in 
vacancy, reuse of existing buildings, infill development schemes, area or site-based regeneration and 
increased building heights.’ 

The proposed development meets this objective and reuses a large protected structure and gate lodge in 
an existing settlement.  
 

14.2.2  National Development Plan 2018-2027 

The National Development Plan sets out the investment priorities that will underpin the successful 
implementation of the new National Planning Framework (NPF).  This will guide national, regional and local 
planning and investment decisions in Ireland over the next two decades, to cater for an expected population 
increase of over 1 million people. 
 

“1.6 Housing Challenge 
 
 Resolving the systemic factors underlying the current housing crisis is at the heart of the NPF 
and reflecting this, housing and sustainable urban development is a priority for the National 
Development Plan. By 2040 the population of Ireland is expected to reach almost 6 million with a 
need for 550,000 more homes and the creation of 660,000 additional jobs to achieve and maintain 
full employment. The need to provide in excess of half-a-million more homes over the period to 
2040 corresponds to a long-term trend of 25,000 new homes every year. A higher level of output 
is needed in the short- to medium-term to respond to the existing deficit that has given rise to the 
housing crisis.” 

 
The proposed development provides 232 residential units at an appropriate density and mix along with the 
provision of ten percent integrated social housing. The proposed development accords with the National 
Development Plan.  
 

14.2.3 National Transport Authority Transport Strategy for the Greater Dublin Area 2016-2035 

This strategy provides a framework for the planning and delivery of transport infrastructure and services in 
the Greater Dublin Area (GDA). It also provides for transport planning policy around which other agencies 
involved in land use planning, environmental protection, and delivery of other infrastructure such as housing, 
water and power, and can align their investment priorities. The GDA is divided into a number of corridors 
where the applicable Corridor is F consisting of Arklow – Wicklow – Greystones – Bray – Cherrywood – 
Dundrum – Dún Laoghaire –to Dublin City Centre. 
 
This development proposes to develop in close proximity of both bus and cycle networks. Given the need 
to accommodate expected growth in demand between segments along Corridor F, as well as from these 
segments to the city centre, a number of schemes are proposed.  

▪ The capacity of the South Eastern rail line will be increased through enhancements to the existing 
rail line, incorporating city centre signalling and extra rolling stock.  

▪ DART Underground will also enable increases in capacity along this corridor. This will facilitate 
faster and more frequent intercity, regional and DART services to be provided on this line.  

▪ The western parts of the corridor, including Cherrywood and other potential development areas, 
will require high capacity public transport. It is, therefore, proposed to upgrade the Luas Green Line 
to Metro standard from the city centre, where it will link into the new Metro North, as far as its 
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current terminus at Bride’s Glen. From this point to Bray, a new Luas line is proposed. This will 
provide a new north-south inland rail axis from Swords to Bray.  

▪ To provide for growth in vehicular trip demand and improve road safety, the N11 and M50 between 
Newtownmountkennedy and Sandyford (including the M11/M50 junction) will be upgraded.  

The proposed development accords with the strategy.  
 

14.2.4 Design Manual for Urban Roads and Streets (2013) as amended 2019 

The Design Manual for Urban Roads and Streets (DMURS) has as its aim, to put well-designed streets at 
the heart of sustainable communities. 
 
The key issues include the provision of transport networks that promote real alternatives to car journeys and 
encouragement of lower vehicular speeds in urban areas with a view to making streets safer and more 
attractive places. The use of DMURS is mandatory on all urban roads and streets with a speed limit of 60 
km/h or less. The application is accompanied by a report from JPBarry engineers who address the 
compliance with DMURS. 
 
DMURS calls for an integrated approach to street design that incorporates not only engineering elements 
but also elements of urban design and landscaping that instinctively alter driver behaviour, resulting in lower 
speeds and thus a safer environment for all road users. DMURS sets out a user hierarchy that prioritises 
sustainable travel modes.  
 
A number of core elements are included in DMURS including; 

▪ There will be no frontage free distributor roads, with long uninterrupted straights and high  
boundary walls; 

▪ Carriageway widths, especially in residential areas, will be narrower, but footpaths and verges   
may be wider; 

▪ All junctions will have tighter radii, especially those where the side road serves a residential 
area; 

▪ Pedestrian delays will be included in the calculation of optimum traffic signal timings.  
▪ Residential areas will no longer be a series of cul-de-sacs which are linked to the general road 

network by a single access. Instead, they will be accessible from multiple points: 
▪ Signalised junctions will no longer provide left turn slip roads with dividing islands. Instead, 

junctions will be more compact and more pedestrian friendly; 
▪ Pedestrian barriers will be rare. 

The adopted design approach successfully achieves the appropriate balance between the functional 
requirements of different network users whilst enhancing the sense of place. The implementation of self-
regulating street design actively manages movement by offering real modal and route choices in a low 
speed, high quality residential environment. Specific attributes of the schemes design which contribute to 
achieving  compliance with the DMURS objectives include:  
 

▪ Pedestrian and cycle links are provided throughout the site.   
▪ The potential dominance of on-street car parking is actively managed through the provision of 

landscaped buffers and the specification of maintained grass areas and trees and undercroft 
parking. 

▪ A mix of parking arrangements are proposed including the provision of facilitating electrical 
vehicles.  

▪ On-street activity is promoted internally along the residential streets through the adoption of “own 
door” dwellings in the majority of dwellings.  

▪ A variety of materials and finishes will be specified in the shared areas to indicate that the 
carriageway is an extension of the pedestrian domain.  

▪ The proposed residential development has an internal hierarchy of local streets. 
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▪ The site topography and proposed layout prevent speeding.  

 

14.2.5 Smarter Travel – A New Transport Policy for Ireland (2009-2020) 

The vision for sustainability in transport sets out five key goals:  
 

i. to reduce overall travel demand,  
ii. to maximise the efficiency of the transport network, 
iii. to reduce reliance on fossil fuels, 
iv. to reduce transport emissions and 
v. to improve accessibility to transport.  

 

To ensure that a reduction in travel demand and reliance on the car can be achieved, there must be 
appropriate, reliable and user-friendly alternatives in place. The main commitment is to transform both rural 
and urban bus services to meet this challenge. It envisages that around 200,000 people will switch to cycling 
and walking. In this regard, the application site is close to a frequent bus service that provides access to 
Greystones station and Bray centre. The site is c 3 km cycle to the nearest train station.  
 

14.2.6 NTA’s Permeability Best Practice Guide 2015 

The Guide published by the NTA considers that there are benefits to be gained from maintaining and creating 
pedestrian and cycle links in urban and suburban areas.  
 
The layout allows for the full consideration of pedestrian and cycle movements within the site. A new 
pedestrian/cycle access is proved to the adjacent estate to the north, to the village and to the estate to the 
south.  
 

14.2.7 Birds and Habitats Directive   

The European Council Birds Directive (79/409/EEC) and E.C. Habitats Directive (92/43/EEC, as amended), 
which are jointly transposed into Irish law by the European Communities (Birds and Natural Habitats) 
Regulations 2011 (SI 477/2011, as amended). 
 
A screening for Appropriate Assessment report has been prepared as part of the pre-planning application 
for a residential development.  
 

14.2.8 Delivering Homes, Sustaining Communities Statement on Housing Policy (2007) and the accompanying 

Best Practice Guidelines- Quality Housing for Sustainable Communities (2007) 

Delivering Homes, Sustaining Communities sets out a range of actions focused on:  
 

▪ building sustainable communities;  
▪ responding to housing need in a way that maximises choice and responsibility; 
▪ and effectively delivering accommodation programmes.   

 
Sustainable communities are defined in the Guidelines as having a high quality natural and built 
environment, with a dynamic and innovative economy, good transport, supportive community and voluntary 
services, and are environmentally sound. 
 
The Best Practice Guidelines Consider that good quality, sustainable housing development should be: 

▪ Socially and environmentally appropriate  
▪ Architecturally appropriate  
▪ Accessible and adaptable.  
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▪ Safe, secure and healthy  
▪ Affordable.  
▪ Durable 
▪ Resource efficient 

 
This application is accompanied by a Housing Quality Assessment showing consistency with the suite of 
documents applicable to sustainable residential development.  
 

14.2.9 The Provision of Schools and the Planning System – A Code of Practice for Planning Authorities 2008 

The Code of Practice sets out best practice approaches that should be followed by planning authorities in 

ensuring that the planning system plays its full part in facilitating the timely and cost-effective roll-out of 

school facilities by the Department of Education and Skills and in line with the principles of proper planning 

and sustainable development. The Department of Education and Skills is responsible for the provision of 

new schools and no specific objective for a school applies on the application site and therefore the proposal 

in not inconsistent with the Code of Practice. An objective applies to Charlesland (SOC6) in the Local Area 

Plan for the provision of a primary and secondary school. 

 

The Department of Education and Skills maintains a Major Projects Programme which gives provides the 

status of all large-scale projects in the country. The latest update dated January 2020 shows that a number 

of sites are being progressed in the vicinity of the application site, including: 

 

• Community National School Greystones (on site) 

• St David’s Holy Faith, Co-Educational School, Greystone’s– stage 3 (tender stage) 

 

14.2.10 Architectural Heritage Protection Guidelines for Planning Authorities 2011 

The Architectural Heritage Protection Guidelines for Planning Authorities 2011 provides at section 7.3.1;  
 

“ It is generally recognised that the best method of conserving a historic building is to keep 
it in active use. Where a structure is of great rarity or quality, every effort should be made to 
find a solution which will allow it to be adapted to a new use without unacceptable damage 
to its character and special interest. Usually the original use for which a structure was built 
will be the most appropriate, and to maintain that use will involve the least disruption to its 
character. While a degree of compromise will be required in adapting a protected structure 
to meet the requirements of modern living, it is important that the special interest of the 
structure is not unnecessarily affected. Where a change of use is approved, every effort 
should be made to minimise change to, and loss of, significant fabric and the special interest 
of the structure should not be compromised.” (underlined our emphasis) 

 
In this regard, the Church and villa are no longer in active use and the building does not maintain the original 
purpose. The proposed community uses are consistent with the original use in nature and the removal of 
the large modern extension will reinstate the earlier composition which is a conservation gain. The ongoing 
use and management of the building  fulfils the conservation objective. The building requires modest 
modifications to meet changing needs while retaining its significance with the addition of a new entrance 
area to the rear c 73 sqm. The entire scheme will no longer be a gated site and will be opened to the 
community.  
 
Places of Public Worship are outlined in Chapter 5. In particular Section 5.5 refers to redundancy and 
recognises that  the redundancy of a building as a place of public worship is a serious decision for a religious 



    
 

     Planning Report, Statement of Consistency and Material Contravention  

25 

 

denomination. Several options can be considered including selling the property as in this case. The 
Guidelines cite on page 83 “The conversion of a redundant church to a socially-inclusive function is often a 
good way of retaining its central importance to the community as with this example of a former Presbyterian 
church which now houses a museum”. In this regard the proposed use of community facility to accommodate 
community activities and part of the use as a creche open to local and wider community within the settlement 
of Delgany while retaining the spatial arrangements and the fixtures. The Carmelite Order previously 
received permission to move stained glass windows to another monastery. No other works are proposed 
internally to Church or villa with the exception of one opening between the proposed small extension and 
the villa in order to provide level access. 
 
The removal of the modern extension will reinstate the composition to the original layout which is a significant 
conservation gain. 

14.3 Regional  

14.3.1 Eastern and Midland Regional Assembly –Regional Spatial & Economic Strategy (RSES) (2019-2031) 

 
The Regional Economic and Spatial Strategy (RSES), considers the wider Dublin Metropolitan Area (DMA) 
home to 1.4 million people, covering the continuous built up city area and includes the highly urbanised 
settlements of Swords, Malahide, Maynooth, Leixlip, Celbridge, Bray and Greystones, which have strong 
connections with the city.  
 
The Dublin Metropolitan Area Strategic Plan (MASP) supports employment generation at strategic locations 
within the metropolitan area to strengthen the local employment base and reduce pressure on the 
metropolitan transport network, including; future employment districts in Swords and Dublin Airport/South 
Fingal; Maynooth; Bray; Greystones; Dunboyne-Portane; and Leixlip. The RSES supports delivery of the 
strategic park and ride projects including at Greystones.  Key transport infrastructure investments in the 
metropolitan area as set out in national policy include continuing to provide DART services on the South-
Eastern Line as far south as Greystones. 

14.4 Section 28 Guidelines 

14.4.1 Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for Planning Authorities 

(2018) 

The Guidelines identify three location types suitable for apartment development. The range of locations is 
not exhaustive and will require local assessment that further considers these and other relevant planning 
factors. The application site is considered closest to “Peripheral and/or Less Accessible Urban Locations” 
while mindful that it is in the existing settlement of Delgany.   
 
Specific Planning Policy Requirements 
 
The key relevant Specific Planning Policy Requirements (SPPRs)  are summarised as follows: 
 
 
 
 
Table 4 Specific Planning Policy Requirements Apartment Guidelines 2018 

SPPR number Summary Application of consistency 
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SPPR 1  
 

Mix Apartment developments may include 
up to 50% one-bedroom or studio type units 
(with no more than 20-25% of the total 
proposed development as studios) with no 
minimum requirement for apartments with 
three or more bedrooms.  
 

136 apartments provided within 2 four-
storey apartments blocks and within  4 
storey duplex blocks as follows:  

• 28 No. 1 bed= 21% 
• 82 No. 2 bed= 60% 
• 26 No. 3 bed= 19% 

SPPR 3   
 

Minimum Apartment Floor Areas The development meets or exceeds 
these minimum floor areas as 
provided on the attached HQA 
 

SPPR 4 Dual Aspect 
 In suburban or intermediate locations it is 
an objective that there shall generally be a 
minimum of 50% dual aspect apartments in 
a single scheme.’ 

88 are dual aspect therefore 65 % of 
the apartment units proposed are dual 
aspect.  
 

SPPR 5  
 

Floor to ceiling heights Ground level 
apartment floor to ceiling heights shall be a 
minimum of 2.7m and shall be increased in 
certain circumstances, particularly where 
necessary to facilitate a future change of 
use to a commercial use.  
 

 
 
 
The development meets this standard.  
 

SPPR 6 Apartments per core 
A maximum of 12 apartments per floor per 
core may be provided in apartment 
schemes. 

The development meets this standard.  
 

 
Non specific policy in Guidelines  
 
Size in excess of ten percent floor area 
Section 3.8 (a) of the Guidelines provides that ‘the majority of all apartments in any proposed scheme of 10 
or more apartments shall exceed the minimum floor area standard for any combination of the relevant 1, 2 
or 3 bedroom units types by a minimum of 10%.....’. The HQA sets out the compliance with the standards.  
 
Play areas 
The Guidelines indicate the following should be provided. 
 

• Small play spaces (about 85 – 100 sq. metres) for the specific needs of toddlers and children up to 
the age of six, with suitable play equipment, seating for parents/guardians, and within sight of the 
apartment building, in a scheme that includes 25 or more units with two or more bedrooms. 

• Play areas (200–400 sq. metres) for older children and young teenagers, in a scheme that includes 
100 or more apartments with two or more bedrooms. 

 
The play areas are detailed in the Landscape Drawings and Landscape design report prepared by PC Roche 
and Associates and include, junior and senior children play areas with play equipment, basketball and 
kickabout areas. The play area located in the large open space at the south east end of Convent Road will 
integrate the scheme within Delgany providing an attractive play area in a key open space designed with a 
village character.  
 
The following play areas provided on the landscape plans: 
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Play Areas 
▪ Bellevue Hill play area   149 m2 
▪ Convent Road play area    98 m2 

2 Residents Plaza areas    185.9 m2 
▪ Basketball throwing area 
▪ Casual play  
▪ Bench seats 

Kickabout Areas (older) 
▪ Bellevue Hill    169.9 m2 
▪ Convent Road, northern entrance   169.9 m2 

Trim Trail  
▪ Surface of trim trail for joggers and pedestrians with casual seating areas and permeable surface 
▪ Main open space adjacent to stream  135 lm 
▪ Orchard Garden    70 lm 

Apartments further junior play areas with safety surface 

▪ H1    32 m2 
▪ H2       32 m2 

Exercise Areas (older) 
▪ Exercise area with equipment  105 m2 

 
Dual aspect 
In relation to single aspect apartments, the number of south facing units should be maximised, with west or 
east facing single aspect units also being acceptable. 88 of the apartments are dual aspect therefore 65 % 
of the apartment units proposed are dual aspect. The Guidelines provide that “north facing single aspect 
apartments may be considered, where overlooking a significant amenity such as a public park, garden or 
formal space, or a water body or some other amenity feature”.  
 
In this regard, 6 one-bedroom apartments are predominantly north under the guidelines and they are 
highlighted in the HQA. They have been designed with large glazing and overlooking significant amenities. 
  
Four of the apartments in block H1 which are predominantly north facing over the main open space that is 
integrated into the large open space of the permitted development to the north. This area is planted heavily 
as an urban parkland and has a proposed improved waterbody and boardwalk as well as a trim trail.  The 
views over the site from these apartments over a new park and water feature are excellent. The two units in 
Block H2 directly overlook the new plaza area with sculptural piece and paving areas to encourage 
interaction and social play. The limited number of predominantly north facing apartments have been 
designed with large glazing to living areas. Accordingly, it is considered that the fenestration  design and 
location overlooking amenity compensate sufficiently to comply with the Apartment Guidelines.  
 
 
 
 
 
 
Appendix standards 
 
The appendix sets out minimum standards for apartment to be complied with. The qualitative standards 
relating to floor areas, storage areas and open space are set out in the accompanying Housing Quality 
Schedule. 
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The communal open space area proposed for the apartments is 3,344 sqm. This is additional to the public 
open space provided at 9,950sqm.  
Cycle Provision 
 
The Guidelines provide the following; 
 

Quantity – a general minimum standard of 1 cycle storage space per bedroom shall be 
applied. For studio units, at least 1 cycle storage space shall be provided. Visitor cycle 
parking shall also be provided at a standard of 1 space per 2 residential units. Any 
deviation from these standards shall be at the discretion of the planning authority and shall 
be justified with respect to factors such as location, quality of facilities proposed, flexibility 
for future enhancement/enlargement, etc.(our emphasis)  

 
The proposed overall cycle space provision is 364 spaces. 
  
The proposed overall cycle space provision  for apartments is 338 spaces.  
 
The breakdown of calculation per the guidelines as applicable is as follows. 

 

• 28  no. 1 bed     requires 28 spaces  

• 82  no. 2 bed     requires 164 spaces 

• 26  no. 3 bed     requires 78 spaces  

• 136 no. overall   requires 68 spaces for visitors 

• Total                  requires 338  

338 cycle spaces for apartments are proposed at basement and surface. An additional 26 surface spaces 
are proposed for the mid terrace houses (visitor cycle spaces to those houses). The total provided in 364. 
Additional spaces may be provided should they be required on the site owing to the large quantum of open 
space.  
 

14.4.2 Urban Development and Building Heights (2018) 

The Guidelines were published subsequently to the National Planning Framework and set out the criteria 
for consideration for increased building height in urban / city-centre locations and suburban and wider town 
locations with a view to accommodate significant population growth. It is now Government policy to generally 
seek to increase building height in appropriate urban locations.  
 
The key relevant Specific Planning Policy Requirements (SPPRs)  are summarised as follows: 
 
Table 5 Specific Planning Policy Requirements  Building Height Guidelines 2018 

SPPR 
number 

Summary Application 

SPPR1 Planning Authorities are responsible for 
identifying appropriate locations for building 
heights in their statutory plans and that no 
blanket ‘numerical’ height shall be applied.  

The County Development Plan has not 
been reviewed since the publication of 
these Guidelines, but an issues paper 
has been published. 

SPPR2 In driving general increases in building 
heights, planning authorities shall also 
ensure appropriate mixtures of uses, such 
as housing and commercial or employment 
development, are provided for in statutory 
plan policy. 

AS above.  
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SPPR 
number 

Summary Application 

SPPR 3 
 

Development Management Criteria are 
set out. Where an applicant sets out how a 
development proposal complies with the 
criteria and the assessment of the planning 
authority concurs, taking account of the 
wider strategic and national policy 
parameters set out in the NPF and these 
guidelines the planning authority may 
approve such development, even where 
specific objectives of the relevant 
development plan or local area plan may 
indicate otherwise 

There is no significant height proposed 
as the maximum height is 4 storeys 
consistent with SPPR 4.  
 
No numerical height is attached to the 
zoning objective. 

 

SPPR 4 In planning the future development of 
greenfield or edge of city/town locations for 
housing purposes, planning authorities 
must secure:  

 
 

1. the minimum densities for such locations 
set out in the Guidelines issued by the 
Minister under Section 28 of the Planning 
and Development Act 2000 (as amended), 
titled “Sustainable Residential 
Development in Urban Areas (2007)” or any 
amending or replacement Guidelines;  

The proposed development complies 
with NPF and relevant guidelines. 

2. a greater mix of building heights and 
typologies in planning for the future 
development of suburban locations; and  

The proposed development ranges 
from 1 to four storeys and provides a 
range of unit sizes and mix. Currently, 
the breakdown of units in the Electoral 
Division of Delgany is broadly as 
follows (CSO, 2016):  
1 bed units: 0.49% 
2 bed units: 2.79% 
3 bed: 8.43%  
4 bed or more: 87% 
The proposed breakdown will offer 
significant variety in the area.  

3. avoid mono-type building typologies (e.g. 
two storey or own-door houses only), 
particularly, but not exclusively so in any 
one development of 100 units or more. 

 

The proposed development is different 
from the surrounding housing estates 
and provides a wider mix of 
apartments, duplex and houses 
ranging from one to four bed room 
units consistent with the guidelines. 

 

14.4.3 The Planning System and Flood Risk Management (2009) 

The core objectives of the Guidelines are to: 
 

• Avoid inappropriate development in areas at risk of flooding;  

• Avoid new developments increasing flood risk elsewhere, including that which may arise from 
surface water run-off;  

• Ensure effective management of residual risks for development permitted in floodplains;  

• Avoid unnecessary restriction of national, regional or local economic and social growth;  
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• Improve the understanding of flood risk among relevant stakeholders; and  

• Ensure that the requirements of EU and national law in relation to the natural environment and 
nature conservation are complied with at all stages of flood risk management. 

No issues regarding flooding have been raised in the accompanying Flood Risk Assessment on the site or 
at the pre-planning meetings with the Council or the Board.  
 

14.4.4 Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas (2009)  

The aim of these guidelines is to set out the key planning principles which should be reflected in development 
plans and local area plans, and which should guide the preparation and assessment of planning applications 
for residential development in urban areas. 
 
The Guidelines provide that where there is good planning, good management, and the necessary social 
infrastructure, higher density housing has proven capable of supporting sustainable and inclusive 
communities. In general, increased densities should be encouraged on residentially zoned lands and 
particularly in the following locations: 
 
(a) City and town centres  
(b) ‘Brownfield’ sites (within city or town centres). 
(c) Public transport corridors 
(d) Inner suburban / infill   
(e) Institutional lands  
(f) Outer Suburban / ‘Greenfield’ sites  
 
Greystones-Delgany is designated a ‘Large Growth Town 2’ with a target population of 24,000 by 2022.  
 
The proposed development does not fall exactly into any category and may be considered under a mix of 
categories including  category (e) and (f). The categories outlined in the Guidelines do not correlate with 
zoning objectives.  
 
Category (e) Institutional lands  recognises a considerable amount of developable land in suburban locations 
is in institutional use and/or ownership. In the development of such lands, average net densities at least in 
the range of 35-50 dwellings per hectare should prevail and the objective of retaining the open character of 
the lands achieved by concentrating increased densities in selected parts (say up to 70 dph). The former 
use of the site is institutional while being zoned residential. The proposed density accords with the category 
and also a large open space and communal open space is provided.  
 
Category (f) open lands on the periphery of cities or larger towns whose development will require the 
provision of new infrastructure - the greatest efficiency in land usage on such lands will be achieved by 
providing net residential densities in the general range of 35-50 dwellings per hectare. Development at net 
densities less than 30 dwellings per hectare should generally be discouraged in the interests of land 
efficiency, particularly on sites in excess of 0.5 hectares. 
 
In the subject development, the amenities of adjoining properties are protected. The height of the apartment 
block on a large site in blocks up to 4 storeys does not give rise to concerns of overlooking or overshadowing 
within the site itself.  
 
The Guidelines set out layout and design considerations, whereby proposals must make the most effective 
use of the site, while contributing positively to the surroundings. Development must have a sense of identity 
and place, while providing for effective connectivity. Finally, public areas forming part of the proposals should 
be guided by passive surveillance.  
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The proposed makes the most effective use of land possible having regard to the Protected Structure, the 
sloping nature of the site and the location within a village with housing surrounding.  The lands are currently 
unbuilt yet are ideally located within close proximity of community facilities in an infill site within a residential 
area and within walking distance of public transport and within a short walk to the centre of Delgany Village. 
The layout is broadly organised around the protected structure, open space and having regard to the 
orientation and topography and the permitted development to the north. Natural surveillance is also provided 
in the other public areas of the development.  
 

14.4.5 Urban Design Manual- A best Practice Guide (2009) 

The Urban Design Manual is the accompanying document to the Guidelines for Planning Authorities on 
Sustainable Residential Development in Urban Areas (2009). This manual establishes 12 criteria that 
residential development should be assessed against. The proposed development is considered consistent 
with the 12 criteria as illustrated in the accompanying  design statement. 
 

14.4.6 Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning Authorities (2009) 

 An AA screening accompanies this application.  
 

14.4.7 Guidelines for Planning Authorities on Childcare Facilities (2001) 

Government policy on childcare is to increase the number of childcare places and facilities available and to 
improve the quality of childcare services for the community. The Guidelines are to be reviewed by the 
Department.  
 
For new housing areas, an average of one childcare facility for each 75 dwellings would be appropriate. 
 
One childcare facility is provided in this development. It is proposed to utilise the protected structure and a 
conservation report and method statement accompanies the application. The size of the villa lends itself to 
be reused for this facility that will benefit the proposed residential use and the wider community. The local 
childcare committee have been consulted and they are satisfied with the proposed development and their 
comments and suggestions have been incorporated into the design including a new access which form part 
of the extension (73sqm). 
 
The creche will operate over two storeys in the existing house, an area of 330 sqm. The new extension to 
provide level access of 73 sqm is proposed providing 413 sqm. While this is a very large area, it is not a 
new build and therefore the layout of the rooms dictates the proposed approximate number of spaces. For 
a new build a creche this size would accommodate c 80 children based on industry norm of 4-5 sqm gross 
per child. The proposed development is for 232 units with 28 no. 1 bed units which would usually be excluded 
from the development thus reducing the calculation to c 204 units requiring c 54 spaces. No reduction is 
calculated for any 2 bed-room units. The proposed layout provides for an indicative 44 spaces in the villa 
and also has an additional buggy room, kitchen, office and flexible space which can on the appointment of 
an operator can be arranged as they deem appropriate and can accommodate additional children.  
In addition, it is proposed to provide a dual use area within the connected Church for additional creche area 
and community/cultural use. The additional area is 93 sqm and can accommodate c 24 children. This area 
is  most suited as an afterschool area. As such up to 68 children can be accommodated on the site while 
retaining the use and layout of the protected structure. The flexibility of this arrangement provides for a 
certain creche area of 413 sqm for c 44 children and flexible use for 24 children.  
 

14.4.8 Climate Action Plan 2019 

 
The Action Plan includes the following objectives: 

• Increase reliance on renewables from 30% to 70%  
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• Increase attention to Energy and Carbon ratings in all aspects of managing property assets. 

• Make growth less transport intensive through better planning, remote and home-working and modal 
shift to public transport.  

• A target of 55% renewable power and at least 500,000 electric vehicles on the road by 2030.  

• Reduced travel distances and greater proximity to employment and services, which will enable a 
greater proportion of journeys by bike or on foot (zero emissions)  

• Greater urban density, which when combined with the point above, will ensure more viable public 
transport (less emissions per person than by individual vehicle)  

• Greater sustainable mode share, which will enable cities and towns to densify, as development will 
not be dependent on road capacity nor car parking requirements, and less land will be required for 
the latter 

• Closer proximity of multi-storey and terraced buildings, which will require less energy and make 
renewables-based systems of energy distribution such as district heating, or area-wide technology 
upgrades, more feasible  

• Actions to address spatial planning and urban form of development are required to aid the transition 
to a low carbon and climate resilient society. 

The proposed development will help to achieve the targets set by the Climate Action Plan 2019 in the 
following ways; 
 

• The provision of solar panels within the development and the inclusion of green roofs on the 
apartment blocks will assist  with decarbonisation and the reduction of greenhouse gas emissions.  

• The provision of a medium density development, higher than previously developed in this area in 
accordance with the NPF providing for compact growth.  

• The proposed development provides a medium density residential development in close proximity 
to existing community facilities and amenities.  

• The application site location is served by transport links, including the Dart station in Greystones 
c. 3km east and has bus stops located close to the entrance of the site. The provision of more 
housing in this location will support the existing public transport serving the area and will make the 
provision of further public transport options (such as increased frequency of services) viable.  

• The scheme prioritises pedestrians and cyclists which will help to encourage cycling and walking 
as a mode of transport especially those attending the nearby schools.  

• Car parking spaces throughout the development can be equipped with an electrical charge point 
to ensure that the transition to an electric car is a viable option for all residents.  

14.5 County Wicklow Development Plan 2016-2022 

There is considerable repetition between the polices of the Wicklow County Development Plan 2016-2022 
(CDP) and the Guidelines outlined above.  
 

14.5.1 Core strategy  

The population target for Greystones/Delgany is set out in table 2.4 as 21,603 in 2022 up to 24,00 in 2028.  
 
Table 6 Extract from County Development Plan  
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The housing growth distribution is provided in Table 2.7.  
 
 
Table 7 Extract from County Development Plan  
 
 

 
 
The Planning Authority submission to the Board in relation to the pre application was that the quantum of 
residential development would be in line with the future needs of the Greystones/ Delgany area. The 
Planning Authority indicated the numbers would fulfil the projected targets for Greystones/ Delgany up to 
2028. According to the Planning Authority, the 2022 housing stock target  is 8,321  and  extant permissions 
are 8,600. As the 2028 housing stock target is 10,138 the proposed development represents only 15 % of  
the available target stock and it is noted that extant permissions are not delivered development.  
 
As there is significant overlap between the guidelines above and the development plan, the statement of 
consistency as required regarding the development plan is addressed by topic in a table below.  
 
Table 8  County development plan policies 

Section GENERAL AND STRATEGIC Comment on consistency if 
applicable 

1.3 Separate Local Area Plans are in place, including 
Greystones-Delgany. CDP does provide the key 
parameters for Local Area Plans such as the future 
population and housing targets and sets out the broad 
strategy for the future economic and social development 
of these towns. 

See LAP section below section 
14.5.1 

3.2 Greystones - Delgany is designated a Level 3 Large 
Growth Town II within the Metropolitan Area. Population 
of the settlement is targeted to increase from 17,208 in 
2011 to 24,000 in 2028. Within the settlement, Delgany 
has a distinct identity that functions as a local service 
centre for its local community. 

Noted and  proposed 
development is consistent with 
the core strategy. This is 
elaborated on in section 15 
below  

SS6 To prepare new local plans during the lifetime of this 
development plan including  Greystones-Delgany  

Noted 

Table 
2.8  

Wicklow LAP Settlements – Housing and Zoning 
Requirements 
Population 2011 Greystone’s/Delgany 17,208.  
Core Strategy population allocation 2025 - 22,801 
Housing unit growth requirement 2025 - 3921.  
Housing unit growth requirement head room 2025 - 5034. 

The proposed development is 
consistent with the core strategy 
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Table 
2.10 

County Wicklow Economic Development Hierarchy 
Settlement level 3, Large Growth Town Type 2, incudes 
Greystones/Delgany with economic function of Subsidiary 
attractor for inward investment 

Noted 

 

Section HOUSING  

4.3.2 New housing development shall be required to locate on 
suitably zoned / designated land in settlements. 
The priority for new residential development shall be in 
the designated ‘town’ and ‘village’ / ‘neighbourhood 
centres’ or ‘primary zone’ in settlements with 
development plans, or in the historic centre of large and 
small villages, through densification of the existing built 
up area, re-use of derelict or brownfield sites, infill and 
backland development.  

The proposed development is 
within the settlement of Delgany 
and is surrounded by housing 
and approved development. The 
former institutional land with a 
protected structure will be 
retained on residential land and 
will densify the existing 
settlement. 

4.3.4  Densities It is an objective of the Council to encourage 
higher residential densities at suitable locations. 
Maximum densities will normally be ascribed to each 
parcel of zoned / designated residential land in the 
relevant local plan. 
Apartments generally will only be permitted within the 
designated centres in settlements (i.e. designated town, 
village or neighbourhood centres), on mixed use 
designated lands (that are suitable for residential uses as 
part of the mix component) or within 10 minutes walking 
distance of a train or light rail station. 

Noted 

HD1 Housing development required to locate on suitably 
zoned or designated land in settlements,  

See section 14 below 

HD2 Design See design statement 

HD3 Standards set out in the Development and Design 
Standards document appended to this plan to be applied. 

See HQA 

HD4 Social Housing  See Part V proposal  

HD5 In order to make best use of land resources and services, 
unless there are cogent reasons to the contrary, new 
residential development shall be expected to aim for the 
highest density indicated for the lands  (subject to LAP) 

See Material contravention Part 
C of this report. 

HD6-8 Sequence / Phasing of Housing See phasing map 

HD9-11 Existing Residential Areas Noted 

HD12 Protection of Residential Amenity in Transitional Areas  See Masterplan and design 
statement 

HD13 Apartments generally will only be permitted within the 
designated centres in settlements on mixed use 
designated lands (that are suitable for residential uses as 
part of the mix component) or within 10 minutes walking 
distance of a train or light rail station  

See s 28 Guidelines above in 
particular SPPR4 in Building 
Height Guidelines 2018 requires 
new development to have a 
greater mix of building heights 
and typologies. See also Material 
Contravention Statement  

HD14 New apartment developments dependent on access 
through existing established areas of predominantly single 
family homes will generally not be permitted. 

This has been addressed in the 
access arrangements.  
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HD15 Within medium to large scale housing developments, a 
range of unit types / sizes shall be provided, including 
bungalows  

See HQA and bungalows have 
been provided  

HD16 Temporary residential structures  Not applicable 

HD17 Developments that include more than 200 units should be 
broken into a number of smaller ‘estates’, which shall be 
differentiated from each other by the use of materially 
different design themes.  

See Masterplan, distinct 
character areas. 

HD18  ‘Serviced sites’, where site purchasers have the option of 
designing their own home encouraged 

N/A 

HD19 Objective of plan to encourage and facilitate the 
appropriate development of such sites / lands and all 
available tools and mechanisms, including the Vacant Site 
levy (VSL) 

The application will result in 
developed residential areas 
consistent with policy so VSL will 
not apply 

HD20-
21 

Housing in Rural Settlements N/A 

HD22-
25 

Rural and open countryside  N/A 

BH9-14 Record of Protected Structures Objectives  

• Ensure the protection of all protected  structures (or 
parts of structures) contained in the Record of 
Protected Structures.  

• To positively consider proposals to improve, alter, 
extend or change the use of protected structures so as 
to render them viable for modern use,  

• All development works shall be carried out using best 
heritage practice for the protection and preservation of 
those aspects or features of the structures / site that 
render it worthy of protection.  

• To support the re-introduction of traditional features on 
protected structures  

• To strongly resist the demolition of protected 
structures,  

• The Planning Authority shall consider the change of 
use of Protected Structures, provided that it can be 
shown that the structure, character, appearance and 
setting will not be adversely affected or where it can be 
shown it is necessary to have an economic use to 
enable its upkeep 

A conservation report 
accompanies  the application. 
The change of use of the 
protected structure will ensure 
that it is continues in a suitable 
use in accordance with 
Architectural Protection 
Guidelines  2011.  
 
All works will be supervised by 
conservation architect. 
The modern extension will be 
removed which is a new 
addition. 
The character and appearance 
of the protected structure will be 
improved by restoring the 
original symmetry. The setting is 
changed and opened up to the 
village ensuring the viability of 
the building into the future.  
 
 
 

 Biodiversity Objectives  
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NH1-13 • To ensure that the impact of new developments on 
biodiversity is minimised and to require measures for 
the protection and enhancement of biodiversity in all 
proposals for large developments. 

• No projects giving rise to significant cumulative, direct, 
indirect or secondary impacts on Natura 2000 sites 
arising from their size or scale, land take, proximity, 
resource requirements, emissions (disposal to land, 
water or air), transportation requirements, duration of 
construction, operation, decommissioning or from any 
other effects shall be permitted). 

• To contribute, as appropriate, towards the protection of 
designated ecological sites including candidate Special 
Areas of Conservation (cSACs) and Special Protection 
Areas (SPAs);  

• All projects and plans arising will be screened for the 
need to undertake Appropriate Assessment under 
Article 6 of the Habitats Directive.  

• To maintain the conservation value of all proposed and 
future Natural Heritage Areas (NHAs) and to protect 
other designated ecological sites. 

• Ensure ecological impact assessment is carried out for 
any proposed development likely to have a significant 
impact  

• .The Council recognises the natural heritage and 
amenity value of the Wicklow Mountains National Park  

• To protect non-designated sites from inappropriate 
development, ensuring that ecological impact 
assessment is carried out for any proposed 
development likely to have a significant impact on 
locally  

• To support, as appropriate, relevant public bodies 
(such as the National Parks and Wildlife Service), 
efforts to seek to control and manage alien / invasive 
species within the County..  

• To support the protection and enhancement of 
biodiversity and ecological connectivity within the plan 
area in accordance with Article 10 of the Habitats 
Directive, NH13 To preserve lands at ‘The Rocks’, 
Kilcoole.  

See Ecological Report. The 
development has responded to 
the requirements of the Ecologist 
in setbacks from hedges, the 
development of the stream.  
Further recommendations will be 
incorporated into the final design 
 
 
See Ecological Report.  
 
The development has responded 
to the requirements of the 
Ecologist in setbacks from 
hedges, the development of the 
stream.   
 
An AA screening accompanies 
the application.  
 
An invasive species report 
accompanies the application. 
 
The proposed development is 
appropriate on residentially 
zoned lands.  
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NH14-
19 

Woodlands, Trees and Hedgerows Objectives 

• To promote the preservation of trees, groups of trees 
or woodlands in particular native tree species, and 
those trees associated with demesne planting, in the 
interest of amenity or the environmental, as set out in 
Schedule 10.08 and Map 10.08. 

• To discourage the felling of mature trees to facilitate 
development and encourage tree surgery rather than 
felling where possible. 

• To encourage the preservation and enhancement of 
native and semi-natural woodlands, groups of trees 
and individual trees,  

• To encourage the retention, wherever possible, of 
hedgerows and other distinctive boundary treatment in 
the County.). 

See above.  
The application is also 
accompanied by a tree survey 
and report.  
 
The hedgerow along the 
northern boundary is retained 
and reinforced. New trees are 
planted. A number of trees are 
retained, and substantial new 
planting is proposed throughout 
the site. 

NH20- 
NH24 

Water Systems Objectives  

• To facilitate the implementation of the EU Water 
Framework Directive  

• To resist development that would interfere with the 
natural water cycle to a degree that would interfere 
with the survival and stability of natural habitats.  

• To prevent development that would pollute water 
bodies  

• To minimise alterations or interference with river / 
stream beds, banks and channels, except for 
reasons of overriding public health and safety (e.g. to 
reduce risk of flooding); a buffer of generally 10m 
along watercourses should be provided (or other 
width, as determined by the Planning Authority) free 
from inappropriate development, with undeveloped 
riparian vegetation strips, wetlands and floodplains 
generally being retained in as natural a state as 
possible 

See Water Services Report by 
JP Barry 
 
The proposed development 
provides  

 

 
 
CD1-5 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Community Development Objectives 
 

• To consult and engage with prescribed bodies, local 
community interest groups  

• Seek to facilitate community development and 
socially inclusive communities,  

• To facilitate the delivery of community facilities in 
accordance with the ‘Hierarchy Model of Community 
Facilities’ prepared under the Development Levy 
Scheme To recognise the needs of those with 
disabilities  

• Where specified, may be required to provide a social 
and community facility/facilities as part of the 
proposed development or the developer may be 
required to carry out a social infrastructure audit. 

  
 
The applicant will provide a new 
community and cultural building 
in a protected structure and a 
large creche. The applicants 
have consulted the Council and 
Wicklow Childcare Committee.   
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CD24 
 
 
 
CD27 
 
 
 
 
 
 
 
CD29 

Where considered necessary by the Planning Authority, to 
require the provision of childcare facilities in all residential 
developments comprising 75 houses or more 
 
In excess of 50 units, where considered necessary by the 
Planning Authority, the developer shall provide, in the 
residential public open space area, a dedicated children’s 
play area, of a type and with such features to be 
determined following consultation with Community, 
Cultural & Social Development Office of Wicklow County 
Council.  
 
Subject to safety considerations, natural features (trees, 
streams etc) shall be retained in new developments. 

Provided 
 
 
 
The pre application submission 
by the PA raised  the issue of the 
stream. That  pre application 
layout plan has been amended to 
open the stream further and 
make a feature of the landscape 
plan.   
 
Incorporated.  

 

Mixed Use and Housing Developments in Urban Areas Appendix 1  to CDP 

Section 
1 

Large-scale expansion areas i.e in excess 200 units  
Unless otherwise specified in a local plan, the following 
shall apply:  
• Vision for the area shall be established and agreed with 
the Planning Authority. 
• An evaluation of the existing surroundings of the site, as 
well as future proposals / zoning for lands in proximity, and 
allow for maximum connectivity and permeability. 
• The development shall include distinctive and / or 
landmark type buildings and a series of new spaces that 
allow for the development of a sense of place and identity; 
• New roads / streets shall be laid out in a legible hierarchy 
from distributor to local roads; 
 

The layout has been completed 
after a number of design 
iterations. The Planning 
Authority have been consulted 
and have broadly agreed with the 
layout/masterplan vision as 
presented and their feedback 
and comments have been fully 
incorporated into  the latest 
layout and design. The scheme 
has distinct character areas and 
the focal point is the protected 
structure. A community facility 
has been incorporated into the 
scheme.  
A clear hierarchy of roads and 
connections are provided. No 
vehicles may cross the site from 
Bellevue Hill to Convent Road 

Section 
1 

Plot ratio  
 

• Housing only edge of centre 0.5 (5,000sqm of 
development per hectare) 

• Housing only greenfield 0.35 (3,500sqm of 
development per hectare) 

Site does not fall exactly into any 
of the categories but closest to 
edge of centre. Density also has 
been considered in accordance 
with NPF and Apartment 
Guidelines.  
Provided:  c 0.36 plot ratio 

Section 
1 

Layout summary 

• Variety in setbacks and building lines shall be 
provided to provide for visual interest 

• Traditional back-to-back rows of 2-storey houses, 
22m apart to be avoided -more imaginative layouts 
and building forms  

• Maximise retention and integration of natural 
features, such as mature trees, hedgerows, water 
courses 

 
The site is broken up reflecting 
the topography of the site. 
 
All requirements complied with - 
see design statement.  
Natural features such as trees 
and stream have been integrated 
into the scheme. 
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• Any development exceeding 200 units shall be 
broken up into a number of distinct ’estates’, even if 
accessed from a shared road, with materially 
different architectural styles.  

 
Scheme broken up into character 
areas. 

Section 
1 

Sites with steep or varying topography 

• Comprehensive site analysis (including character 
appraisal and movement analysis), concept proposal 
and design statement. 

• Site sections and plans detailing any proposed 
changes in site level and how the development l 
incorporates the natural slope and drainage features 
of the site. 

• Proposals should ascend the contours of the site with 
unique design solutions  

 
See design statement and 
sections 
 
Sections have been provided 
which illustrate the level 
differences and details of all 
retaining walls. 
 
Incorporated.  

Section 
6 

Open Space 

• Public Open Space  should normally accounts for 15% 

of the site area – areas within the site that are not 

suitable for development or for recreational use must be 

excluded before the calculation is made 

• Greenfield developments - a hierarchy of open, all 

developments shall aim to include: - at least one, flat 

space with dimensions on not less than 20m x 40m, 

suitable for ball games (trees should only be planted 

around the perimeter) 

• A no. of smaller spaces immediately adjacent to 

dwellings, with interesting contours and natural features, 

suitable for play activities of younger children. 

• Maximize the potential for passive surveillance of open 

spaces - all efforts shall be taken to ensure that all 

houses are in visual range of one open area.   

Private Open Space minimum  

1-2 bedrooms 50sqm 
3+ bedrooms 60-75sqm   

 

Apartments  
To comply with 2015 Guidelines ( please note now 
revoked) 

 
 
Proposed open space is 16.35 % 
and visually links with open 
space on lands to north.  
 
See Landscape rational report. 
Kick about area provided. 
Landscape responds to 
topography and connects to 
adjacent permitted scheme.  
 
Smaller landscaped areas 
provided.  
 
 
 
 
Open spaces overlooked 
 
 
Private open space provided. 
See HQA. 
Standard is met for houses 
 
2018 Guidelines  
No. of bed        Min sqm  
One                       5     
Two                         6/ 7  (3/4 pers) 
Three                    9 
 
 
 
 

Section 
7 
 

Car parking 

Dwelling 1-2 per 1 unit  

Please see Transport 
Assessment Report 
Proposed - 420 spaces 
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Table 
7.1 

• 2 spaces shall normally be required for all dwelling units 

over 2 bedrooms in size. For every 5 residential units 

provided with only 1 space, 1 visitor space shall be 

provided.  

• Car parking has traditionally, to the front of houses 

resulting in a regular set back and regular buildings lines. 

Alternative parking arrangements that avoid this 

monotonous format should be provided; however, parking 

to be proximate to the dwelling served.S1/A1 

Every 20 spaces, one charging point for Electric Vehicles 

Childcare 0.5 spaces per staff member + 1 car parking 

space per 10 children                                 

 

(210 Parking spaces for 
apartments,  192 Parking 
spaces for houses , 18 Parking 
spaces for creche and 
community facility (visitor) 
 
Provided 192 spaces for 96 
houses (2 per unit)   
Provided 210 for 136 
apartments (average 1.54 per 
unit ) 
 *Apartment guidelines 2018 
provide - 
“As a benchmark guideline for 
apartments in relatively 
peripheral or less accessible 
urban locations, one car 
parking space per unit, 
together with an element of 
visitor parking, such as one 
space for every 3-4 apartments, 
should generally be required.”  
Creche and community 
propsoded- 18 spaces. This also 
acts as visitor out of creche 
hours. 

Table 
7.2 

Cycle  

Residential units 1 space per bedroom + 1 visitor space 

per 2 units Table 7.2 

Provided 364 see HQA. 
1 space per bedroom minimum 
for residential plus visitor. All mid 
terrace housing also provided 
with visitor  cycle allocation per 
Plan in scheme.  

Section 
3 

Access Generally, only one vehicular access point will be 

permitted to serve the development  

One access to serve residential 
to west and one to serve east. 
Existing road will serve 
community facility/creche and 
small number of units. There will 
be no through road.  

 

15 Local Area Plan 

Wicklow Co. Council advise that the Greystones and Delgany Local Area Plan  2013-2019 adopted on 2nd 
September 2013 applies. 
 
 
 
 
The vision is as follows: 
 

 ‘to build on the dynamism between the settlements of Greystones-Delgany and Kilcoole, so 
that the area develops in a mutually dependent and complementary manner as a prosperous 
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and growing community. Each settlement shall have a distinct identity and shall perform a 
function in sustaining its own local community and in providing enhanced opportunities for the 
creation of new local enterprise. The area shall be a high quality, attractive and sustainable 
place to live, visit and conduct business. The combined area shall maximise the potential 
opportunities associated with its strategic location at the edge of the Dublin Metropolitan Area.’ 

The R22 zoning is as follows: 
 
Figure 4      Extract from Greystones- Delgany LAP 

 
 
 
R22: Residential To provide for the development of sustainable residential communities up to a maximum 
density of 22 units per hectare and to preserve and protect residential amenity. A zoning matrix is not 
included in the plan. The development management section of the planning authority shall determine each 
proposal on its merits and shall only permit the development of uses that enhance, complement, are ancillary 
to, or neutral to the zoning objective. Uses generally appropriate for residential zoned areas include 
education and community facilities, utility installations and ancillary development and other residential uses 
in accordance with the CDP (section 11). 
 
Table 9 Local Area Plan policies 
 

Relevant 
objectives 

Summary Consistency  

RES1 To adhere to the objectives of the Wicklow 
County Development Plan 
Regard shall be paid to the Guidelines for 
Planning Authorities on Sustainable 
Residential Development in Urban Areas 
(Cities, Towns and Villages), (DoEHLG, 
2009). 

Proposed development is in accordance with 
the population and housing requirements.  
Due consideration has been given to creating 
a sustainable residential development. Please 
refer to section 13.4.4 

RES2 Phasing  See phasing map in figure 3 
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RES3 The development of zoned land should 
generally be phased in accordance with 
the sequential approach: 
Development should extend outwards 
from centres with undeveloped land 
closest to the centres and public transport 
routes being given preference, i.e. 
‘leapfrogging’ to peripheral areas should 
be avoided;  
 A strong emphasis should be placed on 
encouraging infill opportunities and better 
use of under-utilised lands; and  
Areas to be developed should be 
contiguous to existing developed areas. 

The proposed development is in accordance 
with the sequential approach being a central 
site in the village close to a central junction in 
the village.  
 
The existing residentially zoned land is under- 
utilised serviced land in a village setting.  
 
The residentially zoned lands are contiguous 
to development and permitted development 
and will consolidate and infill the village core. 

RES5 Provide for the development of 
sustainable residential communities up to 
a maximum density, as prescribed by the 
land use zoning objectives indicated on 
Map A and described in ‘Table 11.1: 
Zoning Matrix’.3  
 
Apartments generally will only be 
permitted within Greystones Town Centre, 
Kilcoole Town Centre, Delgany Village 
Centre, Neighbourhood Centres, Small 
Local Centres, Greystones Harbour and 
North Beach Action Plan, South Beach 
Action Plan and within 10 minutes walking 
distance of Greystones train station. 
Within existing residential areas, regard 
shall be paid at all times to the overriding 
objective of the Council to protect the 
residential amenity of these areas and to 
only allow infill residential development 
where this reflects the character of the 
existing residential area.  
 
Apartments will not normally be permitted 
on sites surrounded by predominantly 
single family occupied housing estate 
developments. 

The proposed development has provided an 
appropriate density of c 38 units per hectare. 
This is above the R22 Zoning which identifies 
a maximum density of 22 units per hectare, 
however the Wicklow County Development 
Plan 2016-2022 identifies an increased 
density for greenfield land of 35 units per 
hectare. A density of 22 units per ha is also 
below National Planning Framework policy 
which requires a minimum of 35 pha.  
 
 
Accordingly, a Material Contravention 
Statement is included with this application. 
The proposed development respects the 
existing character of the area which includes 
a mixture of 2 storey semi-detached, 
detached and terraced housing mixed in with 
2 no. 4 storey, apartment buildings. The 
apartments are within c. 200 metres from a 
local village centre. 
 
 
 
 
This predates the Apartment Guidelines 2018 

RES13 There is a shortfall of affordable family 
type homes (e.g. three to four bedroom 
houses  within the Greystones Delgany 
area. As such, there shall be a preference 
for the development of these types of 
housing units within this plan area. 

See the HQA. Part V units are also provided. 
This predates the 2018 Guidelines on 
Apartments and Building Heights  

R22 
(Zoning 
objective) 

Residential - To provide for the 
development of sustainable residential 
communities up to a maximum density of 
22 units per hectare and to preserve and 
protect residential amenity 

A statement of material contravention is set 
out in Part C of this report.  
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SOC10 To provide for the development of active 
open space to meet the needs of the 
current and future population of the plan 
area 

The proposed development provides 16 % of 
open space which will meet the needs of the 
current and future population living and 
passing through the site. 

Vision  To support social and community 
development and in particular, to link the 
development of new housing to the 
delivery of necessary community facilities, 
including schools, playing pitches, health 
facilities and other community facilities. 

The proposed development incorporates a 
creche and a community facility in the 
previous place of worship (a community use 
that has ceased)  

TOUR2: To promote the development of tourism 
and recreation related developments in a 
sustainable manner at suitable locations 
that are of an appropriate scale and 
design. It is an objective of the Council to 
particularly promote tourism and 
recreation related developments that are 
associated with / which provides access to 
/ which increase awareness of the 
following tourism products or theme 
including  (iii) Delgany Heritage Trail 

The proposed development retains and opens 
a protected structure a notable building in the 
village of Delgany. As such it will be a major 
attraction to the Delgany Heritage Trail. The 
building will be used from community and 
cultural events promoting tourism in Delgany 
and Wicklow.   
The proposed development and new 
pedestrian routed will also provide a new 
section of the heritage route in Delgany from 
Bellevue Hill to  Convent Road and linking to 
other parts of the trail.  

SOC1: Social infrastructure shall be progressed 
in tandem with residential development 
and the latter will only be permitted on the 
basis of satisfactory provision of land 
and/or facilities for the former. 

The development will provide the social 
infrastructure at an early stage in phase 2 out 
of 4 phases. This has been agreed in principle 
subject to review of all of the SHD application 
by the Council.  

RO10 Improvement of Bellevue Hill Road, to 
include a footpath. 

This has been provided by the permitted 
development to the north and the proposed 
development integrates into that 
improvement.  

HER1-5 Built and Natural Heritage objectives 
similar to County development plan 

Development consistent  

 
The Delgany Architectural Conservation Area (ACA) is outlined in the Heritage Map B of the LAP. The ACA 
is located mainly on Church Road and does not extend to north to the application site.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    
 

     Planning Report, Statement of Consistency and Material Contravention  

44 

 

Figure 5      Extract from Greystones- Delgany LAP Heritage Map with indicative site outline 
 

 
 

16 Conclusion  

This statement of consistency demonstrates that the proposed development compiles with relevant national, 
regional and local planning policies and objectives. Consultations with the County Council have taken place 
and with the Board. It is therefore submitted that the proposed development is consistent with the proper 
planning and sustainable development of the area, and is consistent with all relevant national, regional and 
local planning policies and guidelines.  
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Part C– Material Contravention Statement 
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16.1 Introduction to Material Contravention Statement 

This section has been drafted in response to Item 13 of the Application Form.  
 
The application site is subject to Residential (R22) zoning in the Greystones-Delgany Local Area Plan (LAP) 
2013-2109, (22 units per ha), please also see section 15 in the Statement of Consistency,  above. Policy 
RES5 of the LAP provides for the development of sustainable residential communities up to a maximum 
density, as prescribed by the land use zoning objectives indicated on Map A in paragraph 1. The proposed 
development is c 38 units per ha. Notwithstanding the NPF, the “Guidelines for Planning Authorities on 
Sustainable Residential Development in Urban Areas” (2009), the Design Standards for New Apartment 
Guidelines (2018) and Urban Development and Building Heights – Guidelines for Planning Authorities  
(2018),  the density of the proposed development may be considered inconsistent with and materially 
contravene the R22 density objective.  
 
Policy RES5 has a number of paragraphs.  
 

On undeveloped residentially zoned land, it is an objective of the Council to provide for the 
development of sustainable residential communities up to a maximum density, as prescribed by 
the land use zoning objectives indicated on Map A and described in ‘Table 11.1: Zoning Matrix’. 
 
In existing residential areas, infill development shall generally be at a density that respects the 
established character of the area in which it is located, subject to the protection of the residential 
amenity of adjoining properties. However, where previously unsewered, low density housing 
areas become served by mains sewers, consideration will be given to densities above the 
prevailing density, (up to 10 / ha, depending on local circumstances), subject to adherence to 
normal siting and design criteria. 
 
Apartments generally will only be permitted within Greystones Town Centre, Kilcoole Town 
Centre, Delgany Village Centre, Neighbourhood Centres, Small Local Centres, Greystones 
Harbour and North Beach Action Plan, South Beach Action Plan and within 10 minutes walking 
distance4 of Greystones train station.  
 
Within existing residential areas, regard shall be paid at all times to the overriding objective of 
the Council to protect the residential amenity of these areas and to only allow infill residential 
development where this reflects the character of the existing residential area. Apartments will not 
normally be permitted on sites surrounded by predominantly single family occupied housing 
estate developments. 
 

RES5 paragraph 3 may also be at issue in that apartments are proposed within this zoning objective which 
“generally” will only be permitted within Greystones Town Centre, Kilcoole Town Centre, Delgany Village 
Centre, Neighbourhood Centres, Small Local Centres, Greystones Harbour and North Beach Action Plan, 
South Beach Action Plan and within 10 minutes walking distance of Greystones DART station. 
 
The polices in RES5 paragraphs 1 and 3 are repeated in different wording in the County Development Plan 
in the following objectives. 
 

• Objective HD5 of the Wicklow County Development Plan 2016-2022 which relates to density and 
mix “In order to make best use of land resources and services, unless there are cogent reasons to 
the contrary, new residential development shall be expected to aim for the highest density indicated 
for the lands. The Council reserves the right to refuse permission for any development that is not 
consistent with this principle.” 

• Objective HD13 of the Wicklow County Development Plan 2016-2022 which relates to apartments 
“Apartments generally will only be permitted within the designated centres in settlements (i.e. 
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designated town, village or neighborhood centres), on mixed use designated lands (that are 
suitable for residential uses as part of the mix component) or within 10 minutes walking distance of 
a train or light rail station”. 

The policies relating to the application site are fully set out in sections 14 and 15 above. 

16.2 Legislative provisions 

S.9(6)(a) of the Planning and Development (Housing) and Residential Tenancies Act 2016 states that the 
Board may decide to grant a permission for a proposed strategic housing development in respect of an 
application where the development materially contravenes the development plan relating to the area 
concerned. 
 
It also states in s.9(6)(b) that grant of permission may not be given if the material contravention relates to 
zoning. 
 
Finally, it considers under s.9(6)(c) that grant of permission may be given by the Board where the Board 
considers that that if section 37(2)(b) of the Planning and Development Act 2000, as amended were to apply, 
it would grant planning permission. 
 
S.37(2)(b) of the Planning and Development Act 2000, as amended, effectively allows the Board to grant 
permission, when it considers that: 
(i) “the proposed development of strategic or national importance, 
(ii) there are conflicting objectives in the development plan or the objectives are not clearly stated, 
insofar as the proposed development is concerned, or 
(iii) permission for the proposed development should be granted having regard to regional planning 
guidelines for the area, guidelines under section 28, policy directives under section 29, the statutory 
obligations of any local authority in the area and any relevant policy of the Government, 
the Minister or any Minister of the Governments, or 
(iv) permission for the proposed development should be granted having regards to the pattern of 
development, any permissions granted, in the area since the making of the development plan.” 
 
(bold our emphasis)  
 
With regard to Section 9(6)(b) we note that in this case the contravention relates only to the density of 
residential development location of apartments and therefore the Board can adjudicate on a material 
contravention. 
 
The applicants are of the view that s.37(2)(iii) and s37(2)(iv) above are applicable to the proposed 
development. 

16.3 Justification of material contravention s.37(2)(iii) 

Permission for the proposed development should be granted having regard to regional planning guidelines 
for the area, guidelines under section 28, policy directives under section 29, the statutory obligations of any 
local authority in the area, and any relevant policy of the Government, the Minister or any Minister of the 
Government.  
 
The policy is provided in Part B of this report and the key policies above that apply to the material 
contravention statement are reviewed in this statement.  

16.3.1 National Planning Framework 2040 

Justification 
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Of particular relevance to the proposed development is the “relevant policy of the Government “ in the 
National Planning Framework and National Strategic Outcome 1 – Compact Growth and National Policy 
Objectives (NPO) in particular: 

 

• NPO 3(a) – deliver at least 40% of all new homes nationally, within the built-up footprint of existing 
settlements. 

• NPO 4 – create attractive, liveable and well designed, high quality urban places that are home to 
diverse and integrated communities that enjoy a high quality of life and well-being. 

• NPO 5 - develop cities and towns of sufficient scale and quality. 

• NPO 6 – regenerate and rejuvenate cities and towns so that they can accommodate increased 

• residential population. 

• NPO 11 - presumption in favour of development that can encourage more people and generate 
more jobs and activity within existing cities, towns and villages 

• NPO 13- introduced the concept of higher buildings and lowered parking standards where in 
particular building height and car parking will be based on performance criteria that seek to achieve 
well-designed high quality outcomes in order to achieve targeted growth. These standards will be 
subject to a range of tolerance that enables alternative solutions to be proposed to achieve stated 
outcomes, provided public safety is not compromised and the environment is suitably protected. 

• NPO 34 - supports the provision of lifetime adaptable homes that can accommodate the changing 
needs of a household over time which is met by providing a mix of unit sizes and types in the area 
and by the provision of houses which have the potential to be adapted to the varying needs of 
households and include the potential for amending layouts and provision of extensions.  

• NPO 35 - critically seeks to increase residential density in settlements, through a range of measures 
including reductions in vacancy, reuse of existing buildings, infill development schemes, area or 
site-based regeneration and increased building heights.  
 

Having regard to the relevant objectives above, the proposed development is fully consistent with the NPF 
and in particular with its principles of compact growth and the reinforcement of the country’s existing urban 
structure at all levels.  
 
Where housing policy is concerned, the proposed development accords with the NPF’s core principles for 
housing delivery and in particular the location of the proposed new housing is prioritised within the existing 
settlements of Delgany and Greystones. The proposed development will provide a continuous built form 
adjacent to the existing and permitted built up area and within the development boundary of Delgany. The 
proposed development meets specifically NPO 35 as it reuses a large protected structure and gate lodge in 
an existing settlement. 
  
With regard to Objective HD13, the inclusion of apartments in response to the NPF, recognises that 
“currently, 7 out 10 households in the State consist of three people or less, with an average household size 
of 2.75 people. This is expected to decline to around 2.5 people per household by 2040. Yet, the stock of 
housing in Ireland is largely comprised of detached and semi-detached houses with three to four bedrooms.”  
The proposed development will include apartments which will result in a variety of house types to 
accommodate a mix of household types, suitable for a variety of household sizes in order to ensure a social 
mix and balance is achieved. Wicklow Co. Council have indicated there is a shortage of one and two bed 
social housing units.  
 
 

16.3.2 Wicklow County Development Plan 2016-2022 

Justification 
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In accordance with Wicklow County Development Plan 2016-2022, Greystones-Delgany is designated a 
‘Large Growth Town 2’ with a target population for Greystones/Delgany is set out in table 2.4 as 21,603 in 
2022 up to 24,00 in 2028.  
 
The proposed scheme is consistent with the core strategy and settlement objectives of the Plan which directs 
growth into Large Growth Towns. The 2022 housing stock target is 8,321  and  extant permissions are 8,600 
according to the figures provided by the Planning authority in writing in their pre application meeting 
submission. As the 2028 housing stock target is 10,138 the proposed development represents only c15% 
of  the available target stock and it is noted that extant permissions are not delivered development. 
 
The CSO reports the population of Greystones-Delgany as 17,468 in 2011 with a 3.84 % increase by 2016 
at 18,140. As a ‘Large Growth Town 2’ , the proposed development will contribute much needed housing to 
provide for the anticipated growth in population. The proposed scheme is consistent with the core strategy 
and settlement objectives of the plan  which directs growth into Large Growth Towns.  
 
Further details of the core strategy and consistency are provided above in section 14.5 in the Statement of 
Consistency.  
 
Objective HD5 states that in order to make best use of land resources and services, unless there are cogent 
reasons to the contrary, new residential development shall be expected to aim for the highest density 
indicated for the lands. This is subject to the LAP see below.  Cogent reasons can be interpreted as 
compliance with Government policy and relevant guidelines.  
 
Objective HD13 states apartments “generally will only be permitted within the designated centres in 
settlements on mixed use designated lands (that are suitable for residential uses as part of the mix 
component) or within 10 minutes walking distance of a train or light rail station which is not a specific 
requirement”  (our emphasis).   
 
Objective HD13 is reiterated in the LAP objective RES5 paragraph 3 objective. 
 
This is subject to s28 Guidelines in particular the Urban Development and Building Heights Guidelines 2018, 
SPPR4 where planning authorities must secure:  

• the minimum densities for such locations set out in the Guidelines issued by the Minister under 
Section 28 of the Planning and Development Act 2000 (as amended), titled “(2007)” or any 
amending or replacement Guidelines;  

• a greater mix of building heights and typologies in planning for the future development of suburban 
locations; and  

• avoid mono-type building typologies (e.g. two storey or own-door houses only), particularly, but not 
exclusively so in any one development of 100 units or more. 

Accordingly, the provision of duplex and apartments on this site is appropriate and there is a presumption 
against new developments of housing only when over 100 units. The Guidelines came into force after the 
adoption of the County Plan.  
 

16.3.3 Sustainable Residential Development in Urban Areas 2009 

Justification 
The relevant sections are outlined above and indicate that the appropriate density is 35-50 dwellings per 
hectare. It should be noted that development at net densities less than 30 dwellings per hectare should 
generally be discouraged in the interests of land efficiency, particularly on sites in excess of 0.5 hectares. 

16.3.4 Greystones Delgany LAP 2013-2019 

The site is zoned R22 which has up to a maximum density of 22 units per hectare. The site in an infill site 
and the policy at national level above applies. Objective RES5 of the Greystones-Delgany and Kilcoole Local 
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Area Plan 2013-2019 in terms of the permissible density of the development and this is the key issue that 
requires the consideration of the material contravention  
 

16.3.5 Sustainable Urban Housing: Design Standards for New Apartments 2018 

Justification 
Section 2 of the standards identify three types of locations for the development of apartments. As noted in 
earlier sections of this report, Delgany is an infill site in the middle of an existing settlement with housing 
developed and permitted surrounding the site. It will provide consolidation of this part of the town and a 
variety of unit sizes. 
 
In addition, the Guidelines provide in s. 2.5, that while the provision of apartments may not be required below 
the 45 dwellings per hectare, they can allow for greater diversity and flexibility in a housing scheme, whilst 
also increasing overall density and may be considered as part of a mix of housing types in a given housing 
development at any urban location, “including suburbs, towns and villages”. 
 

16.3.6 Urban Development and Building Heights – Guidelines for Planning Authorities 2018 

Justification 
The Guidelines state, ‘”where SPPRs are stated in this document, they take precedence over any conflicting, 
policies and objectives of development plans, local area plans and strategic development zone planning 
schemes.” 
 
The relevant SPPRs are outlined above and in section B. In particular the stated policy in SPPR 4 is new 
housing development shall have a greater mix of building heights and typologies in planning for the future 
development of suburban locations; and avoid mono-type building typologies (e.g. two storey or own-door 
houses only), particularly, but not exclusively so in any one development of 100 units or more.  In this regard 
both the proposed density and proposed apartments are justified on this site within an existing settlement. 

16.4 Justification of material contravention s.37(2)(iv) 

16.4.1 Density 

The applicant contends that permission for the proposed development should be granted having regard to 
the pattern of development, any permissions granted, in the area since the making of the development plan 
pursuant to s.37(2)(iv) of the Planning and Development Act 2000, as amended. 
 
The R22 zoning applied to the recent decision by An Bord Pleanala (15/01/2020) at Farankelly (ABP Ref. 
305476) where the Board granted a material contravention of the R22 zoning. The Board granted permission 
for a density of 35.7ha. having regard to – 
 
“a) the policies and objectives in the Wicklow County Development Plan 2016-2022, 
b) the policies and objectives in the Greystones/Delgany and Kilcoole Local Area Plan 2013-2019; 
c) the policies and objectives in the AP6- Farrenkelly Action Plan; 
d) the Rebuilding Ireland Action Plan for Housing and Homelessness 2016; 
e) Guidelines for Planning Authorities on Sustainable Residential Development 
in Urban Areas and the accompanying Urban Design Manual; 
f) Design Manual for Urban Roads and Streets (DMURS); 
g) Guidelines for Planning Authorities on Urban Development and Building Heights; 
h) Design Standards for New Apartments- Guidelines for Planning Authorities; 
i) The Planning System and Flood Risk Management; 
j) Architectural Heritage Protection, Guidelines for Planning Authorities; 
k) the impact on any Protected Structure in the vicinity; 
l) the nature, scale and design of the proposed development; 
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m) the availability in the area of a wide range of social and transport infrastructure; 
n) the pattern of existing and permitted development in the area, 
o) the submissions and observations received, 
p) the report of the Inspector” 
 
The report of the Inspector referred to in point (p) on the order included the following.  
 

“Section 5.11 of the sustainable residential guidance requires outer suburban sites to achieve densities of 
between 35-50 per hectare. The proposed density is at the minimum acceptable range for a suburban site 
although having regard to the active open space zoning on the site and requirement for the spine road, I 
consider it acceptable. A density of 22 units per ha would not comply with the national guidance or 
provide for an efficient use of lands within a defined settlement. Therefore, the terms of the section 
28 guidelines on sustainable residential development and the required density for large towns 
would justify a grant of permission for the proposed development despite exceeding the 
prescribed 22ha in the LAP, in accordance with section 37(2) (b)(iii) of the planning act.” (our 
emphasis) 

 
Permission was also granted for a SHD Glenherron C 19/02/2020  ABP Ref. 305773 for a density of c 49 
per ha also on R22 zoning objective with regard to similar matters as outlined above including; the policies 
and objectives in the Wicklow County Development Plan 2016-2022; the Greystones/Delgany and Kilcoole 
Local Area Plan 2013-2019; Guidelines for Planning Authorities on Sustainable Residential Development; 
Guidelines for Planning Authorities on Urban Development and Building Heights. 
 
In this regard, it is respectfully requested that the proposed development should be granted having regard 
to the pattern permissions granted in the area since the making of the development plan pursuant to 
s.37(2)(iv) of the Planning and Development Act 2000, as amended. 
 

16.4.2 Apartments 

 
It may also be noted the same objectives HD13 and RES5 applied to the Farankelly and Glenherron C SHDs 
referred to above and both were granted by the Board. Again, it is requested that these recent decisions be 
taken into account. 
 

16.5 Conclusion 

Should the Board consider that the development be considered a material contravention, it is submitted that  
this statement justifies the proposed development.  
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Appendix 1 



SHD DELGANY- PA COMMENTS TO ABP AND RESPONSE
Response

1 In principle the proposed devt. would accord with the land use zoning objectives as set in the Greystones-Delgany and Kilcoole LAP 2013-2019. None
2 The quantum of residential development would be in line with the future needs of the Greystones/ Delgany area. At present household numbers permitted would exceed the 2022 growth target but given that any 

development on these lands is unlikely to come on stream until 2022 the numbers would fulfil the projected targets for Greystones/ Detgany up to 2028.
None

3 The proposed uses i.e. residential development, créche/ community facility lands zoned R22 : Residential, would be acceptable in principle. None
4 The density (gross) of the proposed development at 28 units [ha (based on a dwelling equivalent of 125sqm and a site area of 6.08 ha), exceeds the maximum permitted density on these lands and therefore the proposed 

development would be contrary to the residential zoning objective for the area. 
Material Contravention statement addressed

5 Further clarity is reuired with respect to the phasing plan. The plan should identify * the number of unit each each phase* , the tie upgrades to roads/ pedestrians facilites to each phase* the number of units to be completed/ 
occupied prior to the completion of the créche* the delivery of part V provision

Detailed phasing plan sent to WCC for review in 
advance of making application and agreed in 
principle subject to full application review

6 Having regard to the location of the site,  its overall  boundaries in particular its location between Bellevue Hill and Convent Road, the existing site features, site topography its relationship to the adjoining permitted residential 
development, and the need to ensure the continued protection existing structures on site, the  layout of the proposed development is generally considered acceptable
Given the significant level differences particularly with respect to existing developments an assessment of the Impact of the development on such boundary areas should be suhrnitted any future application. This should 
include detaits of all retaining features required, or works necessary to shared boundaries.
All internal retaining features required should  be identified clearly idensified and an assessment  of the suitability of all landscaping proposalq vis a-vis such features should be identified

Applicant has provided several additional sections 
and provides details of retanong walls and materials 

Concern is raised with respect to the long lengths of roads within the development Road design is in accrodance with DMURS and 
reflects totpogrpahy of site. 

7 In general the design concept/ variety is considered acceptable, however there are some concerns with respect to the impact of the development on the Protected Structure Conservation report has been updated. 

The LAP has identified the need for increase in the 3 & 4 bed semi-detached units. The % of 3/ 4 bed housing units in respect of the overall numbers is c 28 %., and the limited number of such units should be justified.
The provision of single storey units is considered appropriate to ensure a suitable variety of unit types to cater for downsizing/ lifestyfe changes.

Planning report addresses demograhics and 
applicant has provided bungalows.

Corner units within the development should be amended to have further articulation on the side elevation where they abut public spaces. Amended. 
8 The provision of c. 16% of the overall site as public openspace would accord with the requirements of the County Development Plan 2016-2022.

The overall location of public openspace within the development given the constraints, and having regard to its connectivity to the development to the North is considered generally acceptable.
All public open space areas should be designed and landscaped to ensure that they are usabLe (in terms of gradient etc).
Details of openspace with any application should include cross-sections, and should show how the openspace will relate to adjoining housing/ road network to identify potential for significant level changes which may have 
negative visual impacts which need amelioration i.e. Green Corridor Space , Area Adjoining Unit 75 etc.

Landscape has been redesigned and adjusted to 
refect gradients. Sections provided to address this 
query. 

9 The submitted details indicate that the standards identified for housing units have been met. 
The own door duplex would not accord with the CDP requirements for open space
Adequate private and communal open space areas would appear available within the apartment element of the proposal
All areas of private open space should be suitably designed /landscaped to ensure usability part, in terms gradient. Given there are significant level changes between back to back husing within the development retaining 
features will be required to provide usable rear private open  space, The location and details retaining structures should be identified with any application. 
Cross section though areas of private open space should be provided for assessment at planning application stage.

The duplex units are apartment under s28 Guidelines 
and therefore the guidelines standards apply. In 
addition communal open space considerably in 
excess of standards.

10 The proposed   works, and identified uses of The Protected Structures are considered acceptable.
There is a current planning application for the relocation of the stained-glass window (20/ 215)which would need to be finalised before development commences.
There is a concern with  respect to the visual impact of the development in the context of the Chapel/ thatched dwelling particularly given proximity of development to these protected structure and level differences. In this 
regard there is a concern that the development may have a negative visual impact on their setting.  The visual assessment would benefit from additional viewpoints respect to the protected structure, and account also be taken 
of the loss of vegetation to allow to the Convent Road entrance

Additional CGIS provided inside site and of Convent 
Road from village reflcting opinion of ABP who 
indicate the site to be integrated into village. The 
permission 21/2115 is finalised. Conservation report 
has been updated. 

11 The re-use of the Chapel/ House for Creche facilities is considered acceptable. Noted

12
The comments of Wicklow County childcare Committee should be sought with respect to the creche provision. Noted and the Committee were consulted at an early 

stage

13
The management of this Community Space element would not be a facility to be operated by the Heritage Section of Wicklow County Council. In addition the Community and Enterprise Directorate have indicated that there are 
insufficient resources available to make this facility fit for purpose.

The applicant has set up a management company. 

14

An Ecological Clerk of works will be required to oversee, report and sign off on the ecological mitigation measure identified in the reports submitted.
An ecological mitigation plan detailing all tasks and associated reporting timescales is required.
An invasive species management plan wilt be required

Invasive species plan provided. Ecological Clerk of 
works will be appointed. 

OPINION FROM PLANNING 



15

A Street Design Audit in accordance with the Design Manual for Urban Roads and Streets should be carried out. This audit along with other audits such as are listed below should be brought together in a Quality Audit Report, 
see DMURS Advice Note 4:

 a.Road safety audit
 b.Pedestrian and cycle audit
 c.Mobility and visually impaired users audit
 d.Visual quality audits
 e.Community audits.

Entrance details required including sightline details for the proposed junctions,

Provided

16 The development will require improvement to the facilities along Convent Road, prior to submitting any application the applicant shall consuit with the Road Authority to allow such improvements to be identified/ proposed.
Junction/ Footpath improvements at the Bellevue Hill and Glen Road (R762) , and along Bellevue Hill will be required to be in place prior to the commencement of development on the part of the site to be served by Bellevue 
Hill.
Details will be required to show how Convent Road can be closed off to through traffic, at the entrance to Convent Court and the proposed southern entrance of the proposed development onto Convent Road. The applicant 
shall consult with the Road Authority to ensure that their design is compatible with the proposed closing off of Convent Road.

See Enginerering drawing 19221-JBB-00-XX-DR-C-
01020.P01.The applicant has engaged with WCC and 
have demonstated that this can be achieved. 
Improvements along R762 and Bellevue Hill will be 
carried out. Details for information  are provided  to 
show how the design is compatible with WCC closing 
off Convent Road to through traffic. This has been 
the subject of futher consultation with Council.

17 Public lighting for this development (including infrastructure public open space areas) should be designed and laid out in accordance WCC Guidance Document for Public Lighting for Developers : 2017/ and requirements of the 
Road Authority.
The propose footpath along Bellevue Hill should be included within public lighting proposals.

Lighting plan and calculations provided. Included 
along Belvue Hill footpath in application site.    
Outside site may be subject to a condition 

18 Parking facilities shall be designed in accordance in acc with the standards set out Appendix 1 of the CDP Noted
19 The quantum of parking for residential units is generally acceptable. Noted
20 Bicyle/parking/stprge geneally acceptable Noted
21 The level for catchment 3 is shown discharging to Convent Road* however there is no storm sewer in Convent Rad at this location

There are no details as to how the existing open stream to be dealt with. It only highlighted on the landscape drawing where it is shown to suddenly stop. Details where this stream is should be provided on a surface water. 
drainage drawing stream should be for assessment. The stream should be kept for as much. if not all,  the way through the development
The storm drainage run SO.02 to s1.8,, being the storm outlall line from the previously approved Richview development, should be removed and incorporated into the proposed development – see below roads No. 12

See Engineering services report. This has been 
discussed with WCC 

22

The applicants should consider that Wicklow County Council's Part V policy, and the guidelines on Quality Housing for Sustainable Communities, and the relevant legislation when making their Part V proposals

Part V letter from Housing section accompanied pre 
application,. NO change in numbers. HQA has been 
updated and revised in layout. 

23 The TIC map is not acceptable due to privately owned on road parking spaces being proposed which are shown being completely surrounded by Public roads and footpath. This simply is not feasible nor practical- Revised
24 The submitted screening reports are noted. Noted

Ped1. All proposed accesses to the development should be as per National Cycle Manual 4.9.2 Minor Side Road with Pedestrian Priority. The footpaths should be maintained at the same grade throughout the access, i.e. no dropped 
kerbs, etc..

Noted

Ped2. A footpath should be provided the eastern side of Convent Road along the site boundary and to the front of the two adjoining properties and tie-in to the existing pedestrian network in the vicinity. Discussed with WCC and revised by setting back 
boundary along exsiting wall

Ped3. Further details of the proposed links to adjoining estates, both Bellevue Lawn and Richview, should be provided. Revised and noted on landscape plan
Ped4. Detail of footpath on Bellevue Hill to be finalised, there is a conflict between verge location as shown on the engineering and architect drawings. Revised

R1. Road marking and signage details should be provided for all modes of transport. Noted and included
R2. The applicant should explore the use of home zones/shared surfaces for cul-de-sac roads. Details of which should be agreed with the Roads Authority. Noted and applicant has consulted with WCC
R3. Road construction details should be submitted as part of the application, including cycle, pedestrian and parking facilities. Noted and inlcuded 

TA1. It is noted that the Traffic & Transport Assessment indicate that junctions will be over capacity in 2037 both with and without the development. It would be remiss of the Roads Authority to permit development that would 
exacerbate any issue without a plan in place to alleviate the capacity issues. To date there is no definite plan in place for works.

Noted. Applicant has provided layout as requested 
by WCC at Convent Road. 

PL1. Lighting of public open space areas should be provided, especially where pedestrian and/or cycling routes are provided. Noted and inlcuded
PL2. Lighting levels for the works to Bellevue Hill should be provided. Any upgrade of existing lighting to LED on Bellevue Hill should be undertaken by the applicant. Noted and inlcuded

Public Lighting

Other 

COMMENTS FROM  ENGINEERING
Pedestrian Facilities

Roads A

Transport Assessment/Traffic Impact Assessment 



O1. No development on site should be commenced until all works to the junction of Bellevue Hill/Glen Road are completed. The pedestrian works to Bellevue Hill, including the installation of the crossing should be completed prior 
to occupation of any dwelling.

Noted

O2. In the event that this application is granted, consideration should be given to the installation of additional ducting along Bellevue Hill while construction works are being undertaken, to allow for the future undergrounding of 
services by electricity/telephone/broadband providers.

Noted

1  It is noted that only a road safety audit was carried out.  The Design Manual for Urban Roads and Streets states that a DMURS Street Design Audit should be carried out.  This audit along with other audits such as are listed 
below should be brought together in a Quality Audit Report, see DMURS Advice Note 4: Carried out 
a.       Road safety audit Included
b.       Pedestrian and cycle audit Included
c.        Mobility and visually impaired users audit Included
d.       Visual quality audits Included
e.       Community audits. Included

2  Nowhere in any of the documents submitted are the road and footpath widths for the development provided. Amended and incuded 
3  There are no public lighting proposals submitted.  The proposed footpath along Bellevue Hill should be included for in any public lighting proposals.  Revised and inlcuded.
4 No details of proposed entrances to the development have been submitted, including sightlines for the proposed junctions. Included
5 A 2m minimum footpath should be provided along the west side of Convent Road.  This should go from the existing footpath on Convent Road south of the roundabout junction with Chapel Road and Delgany Wood Avenue, 

south as far the public footpaths in Delgany Village to the south of the development.
Amended along the application site 

6  The improvement of the Junction of Bellevue Hill with the Glen Road should be conditioned to be completed prior to commencement of development on the site. Noted
7  The provision of the proposed footpath along Bellevue Hill should be conditioned to be provided prior to commencement of development on the site. Noted
8 It is unclear from the designs submitted what the road surfacing treatments are to be.  For example the PC Roche + Associates document 'Landscape Pictures, Furniture and Materials' under the section Community Plaza and 

Open Space states that there will be a coloured road surface used in this area.  This area is shown on the drawings coloured orange.  However, a similar colour shading is being applied to the road in the western element of the 
development but a grey road shading has been applied to the central element of the development.  It could be inferred from this that the western element of the development will also have a coloured road surface, which is 
not desirable.

Amended for clarity 

9  Details on all road surfaces and road construction build up should be provided. Included 
10  The landscape details provided are insufficient being on A3 size paper they are not adequately legible to assess. Inlcuded at large scale
11 There are no details as to how the existing open stream is to be dealt with.  It is only highlighted on the landscape drawings where it is shown to suddenly stop.  Details of where this stream is should be provided on all surface 

water drainage drawings for assessment.  The stream should be kept open for as much, if not all, the way through the development.
Details of treatment of stream provided.

12 The storm drainage run S0.02 to S1.8, being the storm outfall line from the previously approved Richview development, should be removed and incorporated into the proposed development storm drainage system from 
manhole S3.2.  This is in order to rationalise drainage systems for future maintenance and to not have two storm sewers in the same vicinity where only one suitably sized sewer is required.

Amended

13 The storm sewer outfall for catchment 3 is shown out falling to Convent Road, however there is no storm sewer in Convent Road at this location. Amended
14

The applicant is to show how the Convent Road through road can be closed off to vehicular traffic at the entrance to Convent Court and the proposed southern entrance of the proposed development onto Convent Road.  This 
should be in such a manner that traffic from Convent Court and the proposed development is all directed north along Convent road to join Chapel Road and Delgany Wood Avenue and not be permitted to head south along 
Convent Road into Delgany Village.  The turning of large vehicles is to be accommodated at this location.  Any land requirements for a desired design should be set aside within the proposed development for this.

Illustrated- see drawing 19221-JBB-00-XX-DR-C-
01020.P01

15
All public bicycle parking should be covered.  All communal private bicycle parking should be covered and in areas not accessible to the public.

Noted and amended to communal space for 
apartments

16
The proposed TIC map is not acceptable due to privately owned on road parking spaces being proposed which are shown being completely surrounded by Public roads and footpath.  This simply is not feasible nor practical.

Amended 

Part V 
1 There is a significant need for 1, 2 & 3 bed units Noted
2 There should be no ensuites/built in wardrobes Noted
3 Ref to Quality Housing for Sustainable communites for floor areas etc Noted
4  Quality Housing for Sustainable Communities Guidelines allow for up to an additional 10% in the floor areas of units Noted
5 Part V units should be delivered on basis i.e. 10% of each phase Noted
6

Local Authority Part V policy state  a preference for units to be pepper potted throughout the development, however consideration may be given to accepting number of units together if delivery were front loaded or extra 
turnkey units were made available

Noted and WCC issued a letter of record of 
consultation for purpose of making application and 
further engagement will occur should pemrission 
issue. 

7
There are a number of  other within the proposed development that would  be acceptable house types D1, D2,  D3 and D4 and Fl, F2 and F3 and these are spread across all phased of the proposed development

Noted and applicant will engage should permission 
issue

8 The need in Delagny  is as 102 x 1 bed, 174 x  2 bed, 110 x 3 beds Noted, applicant will contribute to this need. 
9 Where development is for apartments, without own door s  access, communal stairs or  walls  etcs social leasing to Approved Housing Bodies may be more appropriate to fulfil Part V requirements. Developers should notify 

housing authority where they are engaging  approved housing in this regard
Noted and applicant has consulted Respond Housing 
HA

ENGINEERING COMMENTS NO.2


