
 
 

    
    
 
 

   
Attn: Forward Planning                                       
Kilkenny County Council                          

John Street,                                         

Kilkenny       

   
   
   
   

     
2nd March  2018  Our Ref: 180237 
   Your Ref:  
     

Re: Submission to the Proposed Material Alterations to the Draft Castlecomer Local Area Plan 2018-
2024 in respect of lands at Castlecomer, Co. Kilkenny. 

  
 Dear Sir/ Madam,  

 
On behalf of our client, Greenstripe Limited, Unit 43, Glenrock Business Campus, Ballybane, Galway we wish 
to make a submission to Kilkenny County Council in respect of Proposed Material Alterations to the Draft 
Castlecomer Local Area Plan 2018-2024 (CLAP), which was published on 2nd February 2018. Our client 
generally welcomes the Council’s decision to prepare a new Local Area Plan for the settlement of 
Castlecomer for the period 2018-2024. It is considered important that the settlements in Kilkenny have up 
to date land use planning maps to promote and guide future development. 
 
This submission specifically relates to our client’s lands on part of the “Creamery Site” to the north west of 
the town centre. The proposed Material Alteration includes a number of amendments to the land-use zoning 
map for the settlement of Castlecomer. We note that under the proposed material alterations the subject 
lands, which were previously zoned ‘New Residential’ in the draft CLAP are now proposed to be zoned for 
‘Mixed-Use’. On behalf of our client we respectfully request that the subject lands detailed below are zoned 
for ‘New Residential’ in the adopted plan. The rationale for zoning the lands ‘New Residential’ is set out in 
detail as part of this submission.  A map showing the extent of the subject lands is attached in Appendix A. 
 
Location/Context 
 
The location of the subject lands in the context of the settlement of Castlecomer is illustrated in Figure 1 
below. The subject lands are located within the settlement boundary of Castlecomer to the north west of 
the town centre known locally as the “Creamery Site”. Existing residential properties are located to the north 
and south of the subject lands and agricultural lands are located to the west.  
 
 
 
 
 
 
 
  
 
 
 



  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 1: Site Location  
 
The lands extend to approximately 0.5 hectares and access to the site is gained via an existing agricultural 
entrance on Love Lane. A review of Kilkenny County Council’s planning register indicates that no planning 
applications have been made in respect of the subject lands.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2: Site Location Aerial Context (Site Boundary in Red, Indicative Only) 
 
 
 
 
 



 
Draft Castlecomer Local Area Plan 2018-2024 
 
The Draft Castlecomer Local Area Plan 2018-2024 (Draft CLAP) seeks to inform and manage the future 
development of Castlecomer. The draft plan sets out the settlement strategy for Castlecomer Town and has 
identified the subject lands as being designated for ‘New Residential’, as indicated in Figure 3, below. The 
zoning objective for ‘New Residential’ zoned lands is as follows: 
 

‘To allow for new residential development and other services incidental to residential 
development. While housing is the primary use in this zone, childcare facilities and recreation 
will also be considered.’ 

 
The permissible uses within lands zoned for ‘New Residential’ is as follows; 
 

 Bed and Breakfast/Guesthouse, 
 Childcare Facilities (crèche/nursery),  
 Club house and associated facilities,  
 Open Space,  
 Playground,  
 Residential (Apartments),  
 Residential (Houses), Residential (Extensions, Granny Flat, etc),  
 Nursing/Retirement Home, 
 Independent/semi Independent living units for older people. 

 
Section 2.6 of the Draft CLAP relates to residential densities and it is noted that for lands zoned ‘New 
Residential’ a maximum of 20 units per hectare will be acceptable. The Draft CLAP states that: “It is important 
to note that these are not prescribed residential density standards; rather they are indicative of what 
densities would be acceptable at various locations in the plan area.” 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Subject Lands  



Figure 3: Land-use zoning in Draft Castlecomer Local Area Plan (site outlined in light blue).  
 
Proposed Material Alteration to the Draft Castlecomer Local Area Plan  
 
In accordance with Section 20 (3)(e) of the Planning and Development Act, 2000 (as amended) Kilkenny 
County Council is proposing a number of alterations to the Draft Castlecomer Local Area Plan, which was 
published on the 6th  October 2017.    These alterations have arisen following the Elected Members review 
of the Chief Executive’s Report on submissions received to the Draft under Section 20(3)(c) of the Planning 
and Development Act, 2000 as amended.    
 
Proposed material alteration 2.1.2 seeks to ‘change 0.5 hectares lands zoned “New Residential” at the 
Creamery site to a “mixed-use” site’. The justification is ‘due to the fact that this site in unlikely to be 
developed with any residential during the lifetime of the plan, no additional allocation has been made in the 
core strategy for residential on this site.’ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4: Proposed Material alteration 2.1.2 to the Castlecomer Local Area Plan (site outlined in Light Blue).  
 
It is our opinion that the rationale provided for the proposed material alteration is without substance; the 
subject site is a prime site located within walking distance to the Town centre and it is our client’s intention 
to develop the site for a high quality residential development in the near future. The justification for this is 
set out below.  
 
Justification 
 
Under the provisions of the Draft Castlecomer Local Area Plan 2018-2024 the subject site was zoned for ‘New 
Residential’, which sought to provide new residential development and other services incidental to 
residential development at a maximum density of 20 units per hectare. However, a material alteration has 
sought the zoning of our client’s lands to ‘mixed-use’.  
 
We are of the opinion that the lands should be zoned for ‘New Residential’ as they represent an ideal location 
for new residential development. The subject lands are an in-fill site, fully serviced, located in close proximity 
to the town centre as well as existing community facilities and do not have any site-specific development 
constraints. The lands can be accessed via Love Lane, which has street lights and a footpath to the town 



centre. Furthermore, the development of these lands for residential development would consolidate the 
town centre with an even mix of new residential and existing/new commercial development.  
 
In addition, there are a number of policies and Objectives in the Draft CLAP that support residential 
development in appropriate locations, such as the subject lands. Residential Development Objectives RD1 
seeks to ensure that there is sufficient land available to support the housing needs of the town: 
 

“It is a policy of the Council to ensure that sufficient zoned land is available at appropriate 
locations in Castlecomer to satisfy the housing needs of the town over the period of the plan.” 

 
Owing to the nature of the lands, an in-fill site represents an ideal opportunity for the development of high 
quality residential units. Residential Development Management Standards RD DMS 1 encourages the 
development of in-fill sites within Castlecomer and reads as follows; 
 

“To encourage the appropriate redevelopment of brownfield and infill sites for residential 
uses    within    the    LAP boundary subject    to    compliance    with    the    relevant   development 
management standards.” 

 
The village of Castlecomer is classified as a district town in the settlement hierarchy. The Core Strategy Table 
in the current Draft CLAP includes an assessment of the quantum of residentially-zoned land available to 
meet the population growth allocation as evident in Table 1.  
 
Table 1 – Castlecomer Residential Land Use Requirements 
 

Capacity of land zoned for housing units 
Zone  Area 

identified 
in Ha  

Estimate of 
housing 
yield for 
purpose of 
core 
strategy  

Density 
(units/hectare for 
purpose of   core 
strategy)  

Total Units 
provided 
for  

Core Strategy 
requirement 
Without 30%**  

Existing 
residential (re - 
development) 

1.1Ha 100% (Project Specific)   33 23 

Residential (N)    2.7Ha  100% 20 54 38 
Low Density (N) 4.2 100% 10 39 39 
Mixed Use 2.3 Ha 25% 20 12 12 
Total 10.7Ha   138 112 

 
* Includes “Low Density Residential” zoning along the Clogh road. This land will accommodate a single row 
of houses reflecting the existing linear development pattern. Due to physical access 15restrictions along the 
Clogh road and to facilitate a service road, the zoning extent has been increased but the achievable number 
of houses is lower than 10 per Ha. 
** Reflects the 30% of households already resident in the town and accounted for in the 2016 census.   
*** Although the town centre “Mixed use” site is 2.7Ha, only approximately 2.3Ha is developable due to 
the inclusion of the river and flood zone in the site. The reduced number of units accounts for same. 
 
We would contend, on behalf of our client, that the subject lands should be zoned for ‘New Residential’ as 
in terms of the sequential approach the subject lands represent one of the primary land parcels available for 
residential development. The subject site is located approximately 250 metres to the town centre, within 
walking distance of community facilities such as the local shops, National and Secondary Schools, church, 
playing fields and community centre all of which are located within a short distance from the subject site as 
illustrated in Figure 5 below. In addition, the development of residential units at this location would help 



consolidate the vitality and viability of the town centre.  New residential on the subject lands would also 
compliment and support the proposed adjacent Mixed-Use Zoning.  
 
Our clients intend to develop the lands in the near future and in this context, have identified the lands as 
being of a high priority. The recently upgraded Castlecomer Wastewater Treatment Plant has the capacity 
to facilitate residential development at this edge of centre location.  
 
The subject lands are fully serviced and do not have any site-specific development constraints. The lands can 
be accessed via Love Lane. Furthermore, the development of these lands would consolidate an existing 
residential development locality within the settlement i.e. an infill site between dwellings to the north on 
the Castlecomer road and to the south on Love Lane.  
 
In addition, the recently published National Planning Framework supports the development of residential 
developments. National Policy Objective 32 is as follow; 
 

“To target the delivery of 550,000 additional households to 2040.” 
 

 
Figure 5: Approximate distance from subject lands to Castlecomer village (subject site outlined in red) 
 
Summary 
 
In summary, the subject lands, which are classified as an infill site, were zoned ‘New Residential’ under the 
Draft Castlecomer Local Area Plan (CLAP) and are proposed to be zoned ‘Mixed-Use’ by a material alteration 
to the Draft CLAP.  
 
It is considered that these lands would be a suitable location for Residential development.  In terms of the 
sequential approach, which is proven to be best practice for sustainable growth of towns and villages, the 
subject lands represent one of the primary land parcels available for residential development. The site is 
connected to the town centre and is within walking distance to the various local services such as schools, 
shops and amenity facilities. The site is fully serviced and its designation for ‘New Residential’ would facilitate 
the development of much needed houses for the settlement of Castlecomer. The zoning of these lands for 
Phase 1 Residential development would contribute to the sustainable development of the town while 
adhering to the Core Strategy of the Kilkenny County Development Plan 2014-2020.  

250 metres  



 
In this regard, we request that the subject lands are zoned for ‘New Residential’ in the adopted Castlecomer 
Local Area Plan 2018-2024. We trust that Kilkenny County Council will give careful consideration to this 
submission in the finalisation of Castlecomer Local Area Plan 2018-2014.  
 
Should you require any further information in relation to this submission, please do not hesitate to contact 
this office. 
 
Yours faithfully, 

 

 
______________________ 
Alan Bannon  
Assistant Planner  
McCarthy Keville O’Sullivan Ltd 

  



 


