
Executive Summary 

• This submission is made on behalf of Thomas Dunne, and is submitted to Kildare County 
Council in the context of the Kildare County Development Plan 2022, which is currently 
on public display.  

• I own approximately 5.8 acres of land at Barnhill, Carstledermot Co. Kildare folio number 
62908F. Under the current Development Plan for the area, the lands are not zoned for 
‘New Residential Development.  

• I am seeking to have this portion of the land zoned as ‘New Residential Development 
Land for 40 -50 new houses. 

• Local businesses, Schools and residents are in support of further development – Letters 
Attached 

 

 
 





Sewage & Storm Water 

• The lands can be readily connected to the existing foul sewer network in Castledermot. 
• Sewage & Storm Water is currently in the field. 
• The last developer intended to build on the land 
• The land currently has a sewage and storm water connection into the development site. 
• This means no large excavation or destruction of the old housing estate is required. 

 

 

 

 

 



 

 

Site Location and Description 

The lands, which extend to approximately 5.8 acres, are in Barnhill, Castledermot, which is 
within the functional area of Kildare County Council. 

The subject site enjoys excellent connectivity to the amenities and community facilities within 
the area. The subject site is 1km from the centre of Castledermot (approx. 2 min drive/4 min. 
cycle), where residents can enjoy the village and the facilities within it.  
 

 

 

 

 



 

Road Access x 2 

The previous owner had intended for further development. He left 2 roads entering the site 
with a temporary wall in place until further development took place. The previous owner also 
left the Sewage and Storm Water just inside the wall for easy connection without excavating the 
existing Abbeylands estate. Below are the two roads joining the land. 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Local School 

The subject site is well supported by schools, recreational areas and sports clubs as well as areas 
that can provide employment opportunities. The local school is in favour of extra housing and 
supports further development – Support letter below 

 

 

 

 



 

Local Businesses 

Extra housing was welcomed by every business in the town, due to high inflation local people 
have been going to Aldi & Lidl in large towns like Carlow to get lower priced items. This is 
affecting local small businesses in Castledermot. Over 10 businesses have closed shop over the 
past 5 years. More local people will help support local small business. 

 

Support letter from the local Butcher 

 

 

 

 

 





 

 

 

 

 

 

Support letter from the local Pharmacy 

 

 

 



 

Density Projections 

There needs to be sufficient flexibility provided to enable a range of housing types be developed 
that are commensurate with the local environment.  

In this regard, it is respectfully submitted that by providing higher density targets, such as 30 
units/hectare for much of the land would allow more housing in the area. 

 

 

Castledermot Rental Problem 

Every 25 – 40 year old we spoke to had property anxiety, they are really stressed out because there 
are no houses in the area to rent. This is forcing grown adults to move back in with their parents or 
move to other counties. Mass migration out of Kildare is not good for local councils and effects 
population grow in the future. 

This recent search from Daft.ie shows 0 properties for rent in Castledermot. 
 

 

 



Sales Problem 

Another group of young working adults we talked to said that they have no choice but to move to 
Laois or Carlow due to no houses for sale in the area. 

Castledermot only has 4 houses for sale and the lowest price is 320,000 euro, this is not in reach for 
most 20 – 30 year old’s trying to get on the property ladder, they need 180k – 240k houses. 

Overall if the town does not provide more housing local Kildare people will be permanently moving 
to other counties.  

This recent search from Daft.ie shows only 4 properties for sale in Castledermot. 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

National Planning Context 
Project Ireland 2040: National Planning Framework  

The National Planning Framework (NPF) is “the Governments high-level strategic plan for shaping the 
future growth and development of our country out to the year 2040. It is a Framework to guide 
public and private investment, to create and promote opportunities for our people, and to protect 
and enhance our environment- from our villages to our cities and everything in between. It is stated 
within the National Planning Framework that “a major new policy emphasis on renewing and 
developing existing settlements will be required, rather than continual expansion and sprawl of cities 
and towns out into the countryside, at the expense of town centres and smaller villages”.  

The NPF seeks to target 50% of population growth to outside of the country’s five main cities (above 
50,000 population) and to consolidate such growth into Ireland’s large towns, villages and rural 
areas and therefore the subject lands, being within the Castledermot catchment would be consistent 
with this aim.  

The NPF states that “the long-term vision for Ireland’s housing future aims to balance the provision 
of good quality housing that meets the needs of a diverse population, in a way that makes our cities, 
towns, villages and rural areas good places to live now and in the future.”  

It is outlined within the Plan that future homes are required to be located where people have the 
best opportunities to access a high standard quality of life. In Ireland, the location of housing has 
taken on a dispersed and fragmented character which has led to people living further away from 
their jobs and often being at a sizeable remove from important services such as education and 
healthcare. It is stated that it is important to “prioritise the location of new housing provision in 
existing settlements as a means to maximising a better quality of life for people through accessing 
services, ensuring a more efficient use of land and allowing for greater integration with existing 
infrastructure”.  

The overarching emphasis of the NPF is on renewing and developing existing settlements, rather 
than continual expansion and sprawl of cities and towns out into the countryside, at the expense of 
town centres and smaller villages. In this regard, the NPF sets a target for at least 40% of all new 
housing to be delivered within the existing built up areas of cities, towns and villages on infill and/or 
brownfield sites.  

The provision of a residential development on the subject site in this instance will therefore be in 
accordance with the NPF’s target of 40% of new housing to be located within existing towns and for 
50% of population growth to take place within Ireland’s existing settlements, outside of the five 
larger cities (i.e. Dublin, Cork, Limerick, Waterford, Galway).  

The NPF also seeks to develop stronger regions, including Kildare (Castledermot), to support their 
continued economic growth. The NPF sets a number of policy objectives that support housing in 
appropriate locations such as these lands at Castledermot. 

 

 

 



Rebuilding Ireland, An Action Plan for Housing and Homelessness (2016)  

Rebuilding Ireland, an Action Plan for Housing and Homelessness, provides a multi-stranded, action- 
oriented approach to achieving many of the Government’s key housing objectives. The overarching 
aim of the Plan is to ramp up delivery of housing from its current undersupply across all tenures to 
help individuals and families meet their housing needs, and to help those who are currently housed 
to remain in their homes or be provided with appropriate options of alternative accommodation 
especially those families in emergency accommodation.  

The Action Plan comprises of 5 key pillars which are addressing homelessness, accelerating social 
housing, building more homes, improving the rental sector and utilising existing housing. The Action 
Plan sets ambitious targets to double the annual level of residential construction to 25,000 homes 
and deliver 47,000 units of social housing in the period to 2025, while at the same time making the 
best use of the existing housing stock and laying the foundations for a more vibrant and responsive 
private rented sector.  

Achieving the aim of accelerated delivery will contribute to the following core objectives:  

• Addressing the unacceptable level of households, particularly families, in emergency 
accommodation.  

• Moderating rental and purchase price inflation, particularly in urban areas.  
• Addressing a growing affordability gap for many households wishing to purchase their own 

homes.  
• Maturing the rental sector so that tenants see it as one that offers security, quality and 

choice of tenure in the right locations and providers see it as one they can invest in with 
certainty.  

• Ensuring housing’s contribution to the national economy is steady and supportive of 
sustainable economic growth; and  

• Delivering housing in a way that meets current needs while contributing to wider objectives 
such as the need to support sustainable urban and rural development and communities and 
maximise the contribution of the built environment to addressing climate change.  

The return of the existing zoning for the subject lands to provide for residential development, on 
lands that are contiguous to existing residential schemes will help the Government to achieve 
the objectives of the Housing Action Plan. Thus, it is submitted that the proposal is consistent 
with the policy in this regard. 

 

 

 

 

 

 

 

 

 



Regional Planning Context  

In relation to Settlement Strategies, Regional Policy Objectives (RPO) 4.1 and 4.2 of the RSES set out 
the rationale and basis for preparing these strategies.  

RPO states:  

“In preparing Core Strategies for development Plans, Local Authorities shall determine the hierarchy 
of settlements in accordance with the hierarchy, guiding principles and typology of settlements in the 
RSES, within the population projections set out in the National Planning Framework to ensure that 
towns grow at a sustainable and appropriate level, by setting out a rationale for land proposed to be 
zoned for residential, employment and mixed-use development across the Region”.  

RPO states:  

“Infrastructure investment and priorities shall be aligned with the spatial planning strategy of the 
RSES. All residential and employment developments should be planned on a phased basis in 
collaboration with infrastructure providers so as to ensure adequate capacity for services (e.g. water 
supply, wastewater, transport, broadband) is available to match projected demand for services and 
that the assimilative capacity of the receiving environment is not exceeded”.  

It is submitted that the subject lands, which I am seeking to have zoned as ‘New Residential’ 

The lands are contiguous to the existing built up area of Castledermot, adjacent to the existing 
Abbeylands Estate and has direct connection into the existing Abbeylands Estate through 2 roads 
that can connect into the site. The site can connect to all the necessary services and utilities, which 
are all located within proximity of the lands.  

Local Planning Context  

Kildare County Development Plan 

The subject site is not zoned ‘New Residential’ under the current Kildare County Development Plan. 

Kildare County Council as one of its many objectives states that it strives to implement national 
housing policy, to ensure that every household that needs it has access to quality, affordable 
housing in an acceptable environment. Individual housing needs are met through a number of 
different schemes and initiatives. Approving this site for New Residential would be one of them. 

Land Use Zoning (Kildare County Development Plan 2022)  

The Plan states that “this categorisation includes lands which are not currently and not proposed to 
be sufficiently serviced to support development within the lifetime of this Plan. These lands are not 
developable within this plan period. The inclusion of Strategic Residential Reserve lands in this Plan 
will not in any way infer a prior commitment on the part of Kildare County Council regarding their 
future zoning in subsequent development plans. Such a decision will be considered within the 
framework of national and regional population targets applicable at that time, infrastructural 
services and the proper planning and sustainable development of the county, including 
environmental assessment requirements and compliance with the Flood Risk Management 
Guidelines”.  



 

Failure of Previous Core Strategy to Deliver Required Housing  

It is generally considered to be universally accepted that the economic recession that we 
experienced between the period 2008-2015, with a significant slowdown in growth and housing 
output from as far back as 2006/2007, that the previous housing allocation figures set out in the 
Core Strategy of the Kildare County Development Plan were not met. It is noted that there is 
significant pent-up demand for housing in the area, including a large number of people on the 
Council’s housing list as well as on the Housing Assistance Payment Scheme (HAPS). In this regard, it 
is critical that sufficient lands are zoned for residential purposes under the new Development Plan. 
While lands can be zoned, it is not a guarantee that they will be brought forward for development 
and thus the Core strategy needs to ensure that there more than sufficient headroom catered for.  

In this regard, while other lands may be zoned for residential use under the current and 
Development Plan, the vast majority of these lands have not and will not be developed during the 
lifetime of the Plan due to various reasons including infrastructural constraints, financial constraints, 
inability or unwillingness of landowners to develop lands and also environmental considerations. 
However, in this case, there is a sizeable quantum of lands that extend to approximately 5.8 acres 
that are owned by me a proven developer/house builder and the subject site is a ‘ready-to- go’ site 
with all the necessary infrastructure available to the site. The rezoning of these lands will help to 
meet some of the published shortfall in the housing output in the area. 

 

Core Strategy & Housing Policies and Objectives  

Castledermot is identified in the Core Strategy as “a sub-county market town that has significant 
employment and service functions relative to its regional and local catchment, has good regional 
transport links and has the capacity for continued commensurate growth to become more self- 
sustaining. It supports the regional driver role of Kildare, and acts as an important local driver 
providing a range of functions for its resident population and its surrounding catchment including 
housing, employment, services, retail and leisure opportunities. The town should grow at a 
sustainable level appropriate to its position in the settlement hierarchy”.  

It is respectfully submitted that the zoning of the entire lands as ‘New Residential’ will facilitate the 
growth of Castledermot in a sustainable and commensurate level.  

“It is Council policy to encourage the compact growth of settlements; to promote healthy place-
making; to increase the liveability factor of a place; to encourage the most efficient use of land; to 
ensure a mixture of residential unit types that are designed and constructed on the principles of 
universal design, life-long adaptability and energy efficiency; to support permeability and sustainable 
mobility with priority for pedestrians and cyclists; and in general to support the transition to a low 
carbon economy by way of reduction of greenhouse gases”.  

In this regard, the subject lands are surrounded by the existing Abbeylands housing and are in the 
centre of Castledermot. The development of the lands for housing purposes would facilitate 
compact growth of Castledermot and provide modern housing, including social and/or affordable 
houses. The proposed future development of the subject lands would be designed in a permeable 
manner in line with the vision set out for the site under the existing Development Plan. 



 

 

Conclusion  

This submission has been prepared by Thomas Dunne to make this submission to Kildare County 
Council regarding the Kildare County Development Plan 2022.  

I am own approximately 5.8 acres of lands at Barnhill, Castledermot, Co. Kildare. None of these lands 
have been proposed to be rezoned to ‘New Residential’under the Plan. However, I am seeking to 
have this portion of the land zoned as ‘New Residential’. 

I have 10 support letters from local businesses, schools and residents supporting the rezoning of the 
lands to new residential. 

I, Thomas Dunne respectfully request that Kildare County Council amend land to new residential for 
the development of 40 – 50 town houses. 

 

Support Letters 

More support letters attached below: 

We could get 100 if needed. Every person we talked to was in support of extra business, extra 
rentals & extra houses to purchase. 

Yours Sincerely  

Thomas Dunne 



 



 









 
 
 



 
 
 
 
 





 
 
 
 
 



 

 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 








