
 

 

Senior Administrative Officer, 

Planning Department 

Kildare County Council 

Aras Chill Dara 

Devoy Park 

Naas  

Co. Kildare 

 

24th May 2022         Our Ref: 21040 

 

RE: Submission to the Draft Kildare County Development Plan 2023-29 

 

Dear Sir/ Madam,  

 

1.0 Introduction 
On behalf of our client, Beans Land, c/o Block F4, Maynooth Business Campus, Maynooth, Co. Kildare, 
we wish to make this submission to the Draft Kildare County Development Plan 2023 – 2029.  
 
Kildare County Council has sought public comment on the policies and provisions which are set out in 

the Draft County Development Plan 2023 – 2029. We are promoting the change in definition for 

Celbridge from Self Sustaining Town to a Self Sustaining Growth Town, similar to Newbridge, Leixlip, 

Kildare and Athy. This is an appropriate approach due to its identification as a large scale strategic 

residential and economic development area under the Metropolitan Area Strategic Plan (MASP) as set 

out in the Eastern Midlands Regional Spatial and Economic Strategy 2019-2031 which envisage 

Celbridge as a growth area. This would enable a greater level of development, both residential and 

employment, to be delivered in this town in line with the highly sustainable nature of its public 

transport facilities in the area, existing employment in the area, and its potential for growth. This is 

discussed further below.  

It is also necessary, in order to ensure appropriate, managed and sustainable development, that 

zoning is provided for development in this Development Plan and is not left for local area plans. To 

ensure appropriate development is achieved this site should be zoned for residential or at the very 

least a masterplan for the lands around Crodaun to enable this growth in an appropriate plan led 

manner. 

We would also request that Actions under UD A2, as part of policy UD P2, includes an action for the 

Council to prepare a Masterplan/ Urban Design Framework for the Crodaun area in conjunction with 

the LAP for Celbridge, to enable the delivery of this land. This land due to its proximity to existing 

housing development and the strategic development of the area through the last Development Plan 

along with its proximity to Celbridge town centre is an ideal location to provide for the delivery of new 

housing and employment, resulting in a highly sustainable development.  

 

2.0 SETTLEMENT STRATEGY & CELBRIDGE 

Table 4.2 of the Regional Spatial Economic Strategy for Eastern & Midland Region outlines the 

Settlement Hierarchy for the region including the main towns in County Kildare.   



 

On the Hierarchy below “Dublin City & suburbs” and “Regional Growth Centres” are “Key Towns” 

which include Maynooth in the Metropolitan Area, and Naas within the Core Region. 

At the next level down in the hierarchy are “Self-Sustaining Growth Towns” which are defined as 

settlements “with a moderate level of jobs and services – includes sub-county market towns and 

commuter towns with good transport links and capacity for continued commensurate growth to 

become more self-sustaining.” 

Below that category are “Self-Sustaining Towns” which are defined as settlements “with high levels 

of population growth and a weak employment base which are reliant on other areas for employment 

and/or services and which require targeted ‘catch up’ investment to become more self-sustaining.” 

The RSES does not identify individual towns for either category but are to be defined in development 

plans. 

 

The Draft County Development Plan designates Celbridge (along with Kilcock and Monasterevin) as a 

“Self-Sustaining Town” whilst Kildare town, Athy, Newbridge and Leixlip are designated in the higher 

order settlement category as Self-Sustaining Growth Towns. This is despite the Metropolitan Area 

Strategic Plan identifying Maynooth, Leixlip, Celbridge and Kilcock as large scale strategic residential 

and economic development areas that will deliver significant development in the metropolitan area.  



 

 

Celbridge should be placed in the same category as Leixlip as a Self Sustaining Growth Town if Kildare 

is to achieve “the critical mass in the Metropolitan Area Strategic Plan (MASP) area” as set out in 

section 2.12 of the Draft Development Plan.  

We note that the letter from the Office of the Planning Regulator on the 8th March 2021 regarding the 

Issues Paper identifies that “a key challenge for the forthcoming plan will be to ensure that housing is 

delivered in the higher tier towns that have existing or planned employment and access to good public 

transport options.” 

It also notes that “In view of GHG emissions from transport (which are second only to agricultural 

emissions in terms of national emissions10), and the energy use for transport (highest energy use by 

sector, accounting for 42% total final consumption in 2018 11), it will be essential for the planning 

authority to achieve a significant modal shift in the county in order to meet the requirements under 

section 10(2)(n) of the Act.” 

The summary of this letter advises Kildare “that a significant proportion of the county’s future homes 

arising from the housing supply targets, will need to be allocated to the designated key towns and 

larger settlements consistent with the RSES (including MASP). This settlement hierarchy and associated 

housing supply targets should also inform the quantum of land zoned for residential development in 

other settlements, with the allowance allocated to the rural remainder.  

The planning authority should revisit the categorisation and positioning of settlements in the hierarchy 

having regard to the asset based approach outlined in the RSES.” 

The current draft Development Plan has not taken on board this advice from the OPR by leaving 

Celbridge as a lower order designation. This is counter-productive and contrary to the policies of the 

National Planning Framework (NPF) and RSES.  Celbridge is the third largest town in the County (20,288 

as per 2016 Census) and only slightly less than that of Naas (21,393) and Newbridge (22,742).  It is 

significantly larger than the other North Kildare towns in the Metropolitan Area (Leixlip - 15,504, 

Maynooth – 14,585 and Kilcock, 6,093). As is the level of growth attributed to Celbridge. It is noted 



 

that while Kildare Town and Athy are identified as Self Sustaining Growth Towns, the level of growth 

is less then that of Celbridge and it would therefore be considered appropriate to place these into Self 

Sustaining Towns and move Celbridge up into the category above.  

 

Celbridge is identified in the RSES, along with Swords, Malahide, Maynooth, Leixlip, Bray and 

Greystones as a “highly urbanised” settlement in the Metropolitan Area and which has “strong 

connections with the city.” 

Celbridge, along with the adjoining settlements of Leixlip and Maynooth directly benefit from its 

location adjacent one of the largest employers in the county, Intel Collinstown, which currently 

employs over 4,000 full time employees and is expected to increase this by a further 1,600 in the 

coming years. 

The town is well served in terms of social infrastructure including schools, retail, healthcare, etc and 

does not depend on the other North Kildare town for such services. 

The town is also well served by public transport in terms of Dublin Bus and Irish Rail and is comparable 

to the other Kildare Metropolitan centres in this regard. For instance, there are the same number of 

Dublin city centre bound train services from Celbridge/Hazelhatch train station before 9am weekdays 

(11 no.) as there are serving Maynooth and Leixlip.   

Furthermore, Celbridge is set to benefit from increased public transport services with the Irish Rail 

proposed DART expansion programme which will see DART services extended to Drogheda, Maynooth 

- M3 Parkway and Hazelhatch – Celbridge. 

It is evident that Celbridge, which currently has good transport links, and also has “capacity for 

continued commensurate growth to become more self-sustaining” represents a Self-Sustaining 

Growth Town. This restructuring of the hierarchy is in line with the advice from the OPR.   

We therefore request that the planning authority in the Draft Development Plan update the 

Settlement Statement for the County, in accordance with Policy RPO 4.1 of the RSES, to designate 

Celbridge as a “Self-Sustaining Growth Town”. 



 

We also request that the Development Plan should include a review of land zoning in the main 

settlements as part of the review process and no delay this until the production of the Local Area 

Plans in line with the advice from the OPR. 

 

3.0 FUTURE POPULATION & HOUSING TARGET FOR CELBRIDGE 

It is critical that the next County Development Plan acknowledges the fact that Celbridge is the 3rd 

largest town in the County, ahead of Maynooth, Leixlip or Athy and to facilitate its continued growth 

going forward which it currently does not do in the Draft Development Plan.   

It is also noted that the population projections are based on the Census 2016 which is now out of date 

(April 2021 CSO estimates enclosed with this submission) resulting in outdated growth figures in the 

NPF in terms of both population growth and housing need. The NPF sets a growth of 5.2 million people 

by 2026, 5.4 million by 2031 and almost 5.7 million by 2040. We note that in April 2021, the population 

for the state had grown to 5.01 million (CSO.ie), and is currently estimated to be 5.02 million, an 

increase of 0.75% on last year (Macrotrends.net). It is also noted that Ireland has the highest birth rate 

and the lowest death rate in the EU27. This increased growth rate, above that projected by the NPF 

results in the population targets being skewed. The difference in expected and actual growth is clearly 

demonstrated in Dublin but is replicated across the county. The population of Dublin is estimated to 

be 1.43 million, which exceeds the minimum population target for Dublin in 2040, i.e. 18,000 in excess 

of the 2040 target.  

It is also noted that the NPF identifies that there is a need for 25,000 new homes between 2018 and 

2040 to meet the housing needs. The NPF identifies that there was a housing deficit built up since 

2010 and that “To meet projected population and economic growth as well as increased household 

formation, annual housing output will need to increase to 30,000 to 35,000 homes per annum in the 

years to 2027”. However, due to the unforeseen growth in population, this deficit has been 

compounded resulting in a continuation of the well reported housing crisis within Ireland.  



 

 

Figure 1 NPF Population targets up to 2040 

 

Figure 2 CSO Data April 2021 

 While the 2028 population for the County is estimated at c.260,533 which is in line with the NPF 2031 

projection for the County. These figures, as demonstrated above, are already below the current 

growth rate with Ireland exceeding the forecast growth rate already. This needs to be addressed and 

flexibility needs to be provided within in any plan to take account of the findings of Census 2022.  



 

How this additional housing demand is distributed within the County is critical.  The table below 

estimates the 2023 split of residential units across the County (using the 2016 Census split).  It is noted 

that the OPR advised in its letter dated the 8th March 2021 that “A critical issue for the forthcoming 

development plan is to ensure that the extent of land zoned for residential development in the county’s 

towns including settlements that have a statutory LAP is aligned with the population projections and 

housing supply targets set out in the forthcoming core strategy. This will be necessary in order to 

demonstrate compliance with national and regional policies for compact and sequential growth, and 

to achieve a sustainable pattern of development in the county. 

Your authority is required to ensure that the development plan provides sufficient clarity and certainty 

in terms of the measures proposed under section 10(2)(n) to direct the preparation of future local area 

plans made consequent to the development plan. In this regard, the Office would strongly advise that 

all land use zoning objectives for your functional area should be included as part of the development 

plan rather than delayed to the preparation of local area plans.” 

It is noted that despite Celbridge expected to get some of the highest growth rate in Kildare it is still 

identified as a Self Sustaining Town rather than a Self Sustaining Growth Town which the other areas 

are identified as which have a similar projected growth.  

The other element that is unclear is the difference between the expected growth rate for the MASP 

and Core areas will accommodate 50% of the population but will have 62% of the houses which 

appears to enable the continuation of commuting from non-urban locations which does not appear 

to be a sustainable approach to development. The population growth should also be closer to 60% for 

the Core and MASP areas to enable more sustainable development. Finally, as set out in the table, it 

is also considered that the population growth rate for Kildare is underestimated and it will be 

considerably higher, given the fact that it is based on old census data and that the housing completion 

targets have been missed every year across Ireland resulting in the existing housing supply crisis.  

Region Settlement 
Housing Target 
2023 - 28 

Population 
2023–28 

2023-28 
housing %  

2023 -28  
population % 

MASP 

Maynooth 997 2741 11% 
11% 

Celbridge 914 2515 10% 10% 

Leixlip 933 2565 10% 10% 

Kilcock 366 1006 4% 4% 

Core 
Naas 1362 2741 15% 15% 

Newbridge 1061 2917 12% 12%* 

  

Subtotal 5,633 15,491* 62% 62%* 

Others 3,511 9,655* 38% 
 
38%* 

Total 9,144 25,146 100% 100% 

*suggested alternative population targets to ensure more balanced development 

It is critical that the next Development Plan ensure that the main urban centres of the County achieve 

the majority of the targeted housing delivery. 



 

Achieving the vision for the MASP area which includes the Metropolitan towns in Kildare will require 

the following objectives to be achieved, as per Section 5.3 of the RSES: 

• “compact sustainable growth” 

• “accelerated housing delivery” 

• “a steady supply of sites...to accelerate housing supply” 

• “growth along existing and proposed high quality public transport corridors and nodes on the 

expanding public transport network and to support the delivery and integration of ‘Bus 

Connects’, DART expansion…” 

• “Alignment of growth with enabling infrastructure” 

To achieve this and as set out in the OPR Letter “all land use zoning objectives for your functional area 

should be included as part of the development plan rather than delayed to the preparation of local 

area plans”. This will enable a clear vision for continued and sustained residential and population 

growth which is required within these towns including Celbridge, and in Naas and Newbridge, in the 

short term. 

The table above suggests a distribution of this housing target between the centres based on a housing 

growth rate range of between c. 30% for each town over the life of the Plan. Celbridge will require 

sufficient land to facilitate at least 2,515 additional residential units (if not more) which it currently 

does not have. It is therefore necessary to identify additional lands at Crodaun within the 

Development Plan, which is appropriately located to the existing KDA and will enable its continued 

growth and expansion.  

 

4.0 Future Growth of Celbridge  

As identified in the Celbridge Local Area Plan, it is essential to continue the consolidation of the growth 

to date within the Celbridge area. It is noted that all the KDA lands have now been granted permission 

and new lands are required to accommodate the further growth of Celbridge in this area. To this end 

it is important to consolidate and infill growth in the town, particularly around Key Development Areas 

with extant permission to enable sustainable development that can build on existing and permitted 

community and retail facilities that have been delivered through the LAP. This could be achieved 

through the continuation of Crodaun on our clients site, which is immediately adjacent to the 

permitted development in this area. This would continue the provision of the Maynooth Road 

Gateway confirming it as a key driver for development to the north.  



 

 

 

The continued development of this area should be encouraged and enabled to ensure that the existing 

and proposed facilities, including access to employment in the existing Business Park, and excellent 

schools and retail, have the population to support their future use and continued development while 

also providing an attractive gateway into Celbridge in line with the aims of the LAP, National Planning 

Framework and recent decisions by An Bord Pleanála as an appropriate area for sustainable 

development.  

This strategy has been successful to date as set out in section 12.2.4 KDA 4 – Crodaun and this success 

should be built on and continued. It was on the basis of the vision for “a residential area and public 

park that consolidates development to the north of the town and presents a landscaped edge to the 

Maynooth Road” that recent permissions in the area have been granted. This vision should be 

completed including new road, streets and residential development all of which provide connection 

to the Beans lands.  



 

 

Proposed amendments to the Development Plan 2023- 2029 
We request Kildare County Council in the new Development Plan 2023 – 2029 restructure the 

Settlement Hierarchy for Kildare to include Celbridge as a Self-Sustaining Growth Town and that the 

supporting tables this will enable the critical growth identified as required and appropriate by the RSES 

to be achieved.  

We also request that in Action UD A2 is updated to include Lands at Crodaun, Celbridge so that the 

policy reads as follows: 

UD A2 Prepare a series of Masterplans/ Urban Design Frameworks over the lifetime of 
the Plan, in co-operation with relevant stakeholders, including but not limited to 
the following areas: 
- The Northwest Quadrant, Naas 
- The Canal Quarter, Naas 
- Lands at Confey, Leixlip 
- Dominican Lands, Athy 
- Lands at St Raphael’s/ Oakley Park, Celbridge 
- Lands at Simmonstown, Celbridge 
- Collinstown (Strategic Employment Lands), Leixlip 
- Collegelands (lands to west of Maynooth, adjoining Maynooth university 

and St Patricks College) 
- Lands at Crodaun, Celbridge 

 
We would also request that a review of land zoning in the main settlements including Celbridge is 
included within the Development Plan now and not delayed until the production of the Local Area 
Plan. This is in line with the OPR letter which states that “all land use zoning objectives for your 



 

functional area should be included as part of the development plan rather than delayed to the 
preparation of local area plans.”  
 
These lands should be identified for residential development within the lifetime of this Development 

Plan or at the very least a Strategic Residential Reserve for the long term development of this area, 

enabling the Development Plan to have the flexibility to meet future residential need and address the 

rapid growth in population and the housing deficit which are not addressed in the current population 

forecast as set out in the Development Plan.  

These proposed amendments are appropriate and will enable the controlled, planned and sustainable 
future development of Celbridge in line with the RSES, NPF and National Planning Policy.  
 
 
3.0 Conclusion  
It is evident from the adopted LAP and recent SHD permissions by An Bord Pleanála for development 
in the area that the vision for Crodaun is appropriate and in line with regional and national planning 
policy. The continued implementation of this vision to develop Crodaun as a gateway into Celbridge 
from the north should be facilitated and in accordance with 12.2.4 of the current LAP. As such it is 
appropriate to identify additional lands at Crodaun to continue the growth of this area. This will enable 
the continued development of this area and the opportunity for the future growth of the town to be 
delivered in a highly sustainable manner in accordance with national and regional policy. 
 
First and foremost, however, it is critical that Celbridge, the third largest town in the County, is given 
a higher ranking in the next Settlement Strategy as a Self-Sustaining Growth Town.  Furthermore, the 
future distribution of population and housing over the next 6 years has to be targeted toward 
Celbridge and the other main towns in the county, to ensure that the housing targets are reached and 
are also located optimally within these towns which have the required social and physical 
infrastructure to accommodate this growth.   
 
We trust that the planning authority will take on board the above submission and look forward to 

future engagement once the Draft County Development Plan has been published. 

Yours, 

 

Trevor Sadler 

  



 

Enclosed 

- CSO Data April 2021 

- Irish Times report  
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Irish Times September 2021 

 

 



 

 

 

 

 


