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PROPOSED VARIATION NO. 1 TO THE FINGAL
DEVELOPMENT PLAN 2023 - 2029 UNDER SECTION 13 OF
THE PLANNING AND DEVELOPMENT ACTS 2000 (AS
AMENDED)

1. Introduction

In July 2025, the Minister for Housing, Local Government and Heritage issued Section 28
Guidelines, NPF Implementation: Housing Growth Requirements and accompanying circular.
These Guidelines provide detailed guidance on how City and County Councils should review their
statutory development plans in order to incorporate the updated targets of the Revised NPF.

Policy and Objective 3 of the NPF Implementation Guidelines requires Planning Authorities to
incorporate the objectives and targets set out in the Guidelines into City and County
Development Plans as quickly as possible through the variation of adopted plans.

To comply with the requirements of Section 28 Guidelines, NPF Implementation: Housing
Growth Requirements, Fingal County Council has prepared this proposed Variation No. 1 to the
Fingal Development Plan 2023-2029 in accordance with Section 13 of the Planning and
Development Act 2000 (as amended) in the manner set out in this document.

The Proposed Variation is accompanied by:

e A Natura Impact Report (NIR) incorporating an Appropriate Assessment (AA) Screening
pursuant to the EU Habitats Directive (92/43/EEC),

e A Strategic Environmental Assessment (SEA) Environmental Report incorporating SEA
Screening pursuant to Directive 2001/42/EC of the European Parliament and of the
Council on the assessment of the effects of certain plans and programmes on the
environment and S.I. 436/2004 Planning and Development (Strategic Environmental
Assessment) Regulations 2004 (as amended by S.1. 201/2011),

e A Strategic Flood Risk Assessment, pursuant to Section 28 of the Planning and
Development Act 2000 (as amended), and

e A Settlement Capacity Audit.

2. Proposal

It is proposed to replace the Long-Term Strategic Reserve designation with a Local Area Plan
designation in relation to lands at Dunsink on development Plan Map Sheet 13.

It is also proposed to amend the text of the Fingal County Development Plan 2023-2029 Written
Statement and Appendices. It is also proposed to change the land use zonings of a number of
areas of lands as shown on the County Development Plan Map Sheets and to and amend
development boundaries accordingly.
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Proposed Amendments to the Fingal Development Plan 2023-2029 Written
Statement

The proposed changes to the text of the Written Statement are set out on the following pages
and are presented by Chapter, Appendix, and include the location (page number) and section
the proposed alteration relates to in the Written Statement.

Deletions to the text are shown in red-text-with-astrikethrough. New text to be inserted is

shown in green text. A number of proposed amendments may contain a mix of deleted text and
new text which would contain both red strikethrough and green text.

Please note that this variation does not update the entire Plan in relation to all pieces of national
and local policies, objectives and guidance which may have been made since the adoption of the
Plan. Full regard will be given to such matters when the Plan is reviewed in its entirety in
preparation of the next County Development Plan.

Chapter 1, Section 1.9.1, Project Ireland 2040, page 21
Include new text after last paragraph as follows:

National Planning Framework - First Revision (2025)

The National Planning Framework (NPF) - First Revision 2025 updates Ireland’s long-term
spatial strategy to reflect significant demographic, environmental, infrastructural and housing
changes since 2018.

The NPF’s overarching role remains to guide, where and how Ireland should grow spatially,
socially, economically and environmentally over the coming decades. Key aims from the
original framework carried through to the revision include, balanced regional development,
compact growth and sustainable urban development, co-ordinated infrastructure and services,
economic development and job growth as well as environmental protection and sustainability.
Overall, the NPF serves as a high-level strategic vision document to co-ordinate Ireland’s
spatial, economic, social and environmental future with the aim of more balanced, sustainable
and inclusive growth. The revision retains the original National Strategic Outcome (NSO’s). In
this regard, the National Strategic Outcomes (NSQO’s) remain the shared goals for every
community across the Country and continue to frame the revised strategy. to ensure continuity
of strategic direction.

The revision updates and strengthens the original NPF, updating projections and increasing
ambition in key areas. Key changes include, updated population and housing projections to
plan for approximately 6.1 million population by 2040, ambitious housing delivery target of
roughly 50,000 new homes per year, greater emphasis on climate transition, environmental
protection and sustainability, new/updated National Policy Objectives (NPQ's), guidance for
zoning and land use changes and a stronger link to investment, infrastructure delivery and
future-proofing growth a s well as new planning tools for implementation, digitalisation and

monitoring.

Chapter 2, Section 2.2, Core Strategy, page 33
Insert text after the first paragraph as follows:

The Core Strategy has been updated in accordance with the National Planning Framework -
First Revision 2025 which sets national targets for population and housing growth and the
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relevant implementation guidelines issued under Section 28 relating to housing growth
requirements. This ensures the strategy remains aligned with current government policy while
responding to local growth requirements.

Chapter 2, Section 2.2.3, National Planning Framework (NPF), page 34
Amend the text as follows:

National Planning Framework (NPF) - First Revision (2025)

The NPF is the Government's high level strategic plan for shaping the future growth and
development of the country to 2040. Compact growth is a key strategic objective of the Plan and
there is a particular focus on Dublin, with the NPF advocating an approach of consolidation and
densification across the City Region. This will require focus on utilising brownfield sites,
particularly those along existing and planned public transport corridors. There is also an
emphasis on key Future Growth Enablers for Dublin, including progressing the sustainable
development of new greenfield areas for housing, especially those on public transport corridors
and delivering the key rail projects set out in the Transport Strategy for the Greater Dublin Area
including MetroLink, DART expansion and the Luas Green Line link to MetroLink.

The revised NPF provides a series of National Policy Objectives (NPOs), a number of which have
informed the Core Strategy, including:

>NPO’s 3,4,7 and 9 3a,-b-and-c which seek the delivery of new homes within the footprint of
existing settlements.

o NPO 3a 7, Deliver at least 40% of all new homes nationally, within the built-up
footprint of existing settlements.

o NPO 3b4, Deliver at least half (50%) of all new homes that are targeted in the five
Cities and suburbs within their existing built-up footprints.

o NPO-3¢ 9, Deliver at least 30% of all new homes that are targeted in settlements,
within their existing built-up footprints.

>NPO 41 20 states that 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.

>NPO no._ /(7 72a, no.72b-and no. 73a-are considered to-be interlinked-and largely deal:
with the NPF ‘tiered approach’ to zoned lands that-are-serviced; classified-as-Tier1: to

differentiate between i)serviced Zoned Lands; and ii) zoned lands that are serviceable during
the life of the Development Plan, eclassified-as Tier-2: Serviceable Zoned Land.

Chapter 2, Section 2.2.4, Quantitative Data Underpinning the Core Strategy
Insert text after the last paragraph as follows:

The Core Strategy has been updated in accordance with the National Planning Framework -
First Revision 2025 which sets national targets for population and housing growth and the
relevant implementation guidelines issued under Section 28 relating to housing growth

requirements.
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Chapter 2, Section 2.2.10, Housing Supply Targets, pages 42-44
Delete text as follows:
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Insert text as follows:
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2.2.10 Housing Growth Requirements

The National Planning Framework (First Revision) sets national targets for population and
housing growth, with National Policy Objective 42 targeting the delivery of approximately
50,000 additional homes nationally per annum to 2040.

In July 2025, the Minister for Housing, Local Government and Heritage issued Section 28
Guidelines, NPF Implementation: Housing Growth Requirements and an accompanying circular.
These Guidelines provide detailed guidance on how City and County Councils should review
their statutory development plans in order to incorporate the updated targets of the Revised
NPF. These Guidelines supersede the Housing Supply Target Methodology for Development
Planning Guidelines (2020).

The Guidelines set annual housing delivery targets for each local authority. Policy and
Objective 1 of the Guidelines requires these to be incorporated into City and County
Development Plan, while Policy and Objective 2 allows for the provision of up to 50% over and
above the housing growth requirement for each local authority.

The targets are based on population and housing demand projections undertaken by the
Economic and Social Research Institute (ESRI) in 2024 (incorporated into the NPF First Revision)
and on unmet structural housing demand since 2016. The Guidelines set a target of addressing
this unmet demand in the near term and up to 2034.

The Guidelines set a new annual housing growth requirement of 3,153 homes for Fingal to 2034.

The Guidelines also allow planning authorities to provide for ‘additional provision’ of up to 50%
over and above the baseline requirement when zoning land and allocating settlement targets
through Development Plan Core Strategies. Policy and Objective 2 of the Guidelines states that
this ‘additional provision’ of up to 50% should be reflected within the relevant City or County
Development Plan.

The Guidelines state that additional provision allows for a choice of sites to be developed
locally and avoids restricting the supply of new housing development through inactivity on a
particular landholding or site. The Guidelines also state that the increase in maximum
additional provision (from that allowed under the Development Plan Guidelines) is “in light of
the urgent need to increase housing delivery and to optimise the ability to deliver on the
housing requirements of the Revised NPF.”

This Core Strategy incorporates the full allowance of 50% above the baseline requirement.
Given the scale of new housing required nationally, the urgency of addressing existing and
forecast housing need, and the need to plan for unforeseen challenges, it is considered that the
full additional provision allowance is justified over the Development Plan period.

The following table outlines the total housing growth requirement for the County over the
Development Plan period. The housing growth requirements set out in the NPF
Implementation: Housing Growth Requirements Guidelines run from 2025. The requirements
for the years 2023 and 2024 (2,738 annually) were calculated under the previous Housing
Supply Target methodology. This combines with the new annual requirement for the years 2025
to 2029 inclusive (4,730 annually, including 50% uplift) to produce a housing growth
requirement for the Development Plan of 29,126 housing units between 2023 and 2029.
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Table 2.9: Housing Growth Requirements for Fingal County Council Area 2023-2029

2,738 3,153 4,730 23,650 29,126

This housing requirement would entail an increase in population above that forecast in the
2019 RSES, notwithstanding that the Housing Growth Requirements Guidelines account for
unmet housing need and suppressed household formation. This corresponds with the housing
targets set out in Appendix 1 of the Guidelines.

Chapter 2, Section 2.2.11, The Core Strategy, page 44
Insert text after the last paragraph as follows:

The Core Strategy has been updated in accordance with the National Planning Framework -
First Revision 2025 which sets national targets for population and housing growth and the
relevant implementation guidelines issued under Section 28 relating to housing growth

requirements.

Chapter 2, Section 2.2.11, Land Capacity Assessment, page 44
Amend text as follows:

Of this c.4,900 ha of land zoned for residential or mixed (including residential) uses; it has been
estimated that there are approximately 1,269 hectares available to develop during this
development plan cycle which can provide approximately 41,500 residential units. Note, this
includesed the long-term strategic reserves at Lissenhall and Dunsink.

The analysis that was undertaken demonstratesed that Fingal County Council hasd excess
capacity to accommodate the required need of 16,245 residential units over the plan period
within its administrative area. The breakdown of this available land and associated housing
capacity is detailed below.

Chapter 2, Section 2.2.11, Summary - Total Land Capacity and Zoning Requirements, page
47-48
Delete text as follows:
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Chapter 2, Section 2.2.12, Strategic Long-Term Reserve, page 48

Amend the text as follows:

Two A major tracts of land hasve been identified as Strategic Long Term Reserve lands at
Lissenhall. These This are key development sites that-are is characterised by:
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e Their/ts potential for significant residential development to be delivered over a
timescale greater than a single six-year development plan period

o Their/ts significant scale - several thousand new homes as a new urban neighbourhood.

e Arequirement to be aligned and supported by significant water services, transport and
other infrastructural investment.

The extended timescale needed to deliver such infrastructure requires certainty in terms of
zoning status to ensure such long-term planning and investment.

Chapter 2, Section 2.2.12, Strategic Long-Term Reserve, page 49

Delete text as follows: (Please note this text will be relocated to Section 2.7.2, Role of Each Settlement,
after the 4" paragraph, page 76 and subject to minor amendment).
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Chapter 2, NPF Tiered Approach and Phasing, page 50

The amount of zoned land is in excess of the acceptable 20-25% surplus identified in the
Development Plan Guidelines 2022 (published in draft form in August 2021).

Given the surplus capacity identified, Fingal County Council have considered the Tiered Approach
to the zoning of land. The NPF tiered approach under NPO 72a-1017 requires a Local Authority to
differentiate between zoned lands that are serviced and zoned lands that are serviceable within
the life of the Plan. Fingal County Council is exceptional in that the entire plan area is serviced
and no fundamental constraints were identified by Uisce Eireann. Whilst there may be local
infrastructural needs and upgrades needed for certain sites, all lands within the County are
serviced and are connected to the public water systems. Furthermore, almost all lands are
located proximate to existing and planned public transport corridors. All lands are located
alongside existing public road routes and an extensive network of pedestrian and cycle routes
are underway.

Chapter 2, Analysis, pages 50-54
It is noted that 44% of this is allocated to Swords which is designated as a Key Town in the RSES

where additional growth has been allocated in accordance with NPO-68-ef the National Planning
Framework and the MASP. NPO-68-of £The NPF states:

A Metropolitan Area Strategic Plan may enable up to 20% of the phased population growth
targeted in the principal city and suburban area, to be accommodated in the wider metropolitan
area, i.e. outside the city and suburbs or contiguous zoned area, in addition to growth identified
for the Metropolitan area. This will be subject to:

>Any relocated growth being in the form of compact development, such as infiller-a
sustainable-urban-extension,-brownfield and greenfield locations along existing or planned
high-capacity public transport corridors in accordance with principles of transit orientated

development.

>National Policy Objective @ 17, as set out in Chapter 4 of the NPF.

Chapter 2, Table 2.14: Core Strategy - 2023-2029 Fingal Development Plan, page 55
Delete existing Table 2.14 as follows:

10
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Insert new Table 2.14 as follows:

Table 2.14: Core Strategy - 2023-2029 Fingal Development Plan

39,173

849

55,536

35,518

7,882

4,298

13,885
8,399
51,016

9,669

18,608
10,750
549
362
906
1,262
1,009
1,035
24,845
11,583
9,450
10,963
1,115
760
2,282
264
619
741
1,077
1,447
4,654

4,297

4,625

3,199

3,296

993

1,617

1,640
1,640
10,777

5,298

2,877
1,510
33
66
476
348
305
328
6,240
1,640
984
308
289
33
154
26
282
66
148
164
223

12

43,470

5474

58,735

38,814

8,875

5915

15,525
10,039
61,793

14,967

21,485
12,260
582
428
1,382
1,610
1,314
1,363
31,085
13,223
10,434
11,271
1,404
793
2,436
290
901
807
1,225
1,611
4,877

2,323

2,500

1,729

1,782

537

874

887
887
5,826

2,864

1,555
816

18
35
257
188
165
177
3,373
887
532
167
156
18
83
14
153
35
80
89
121

48

N/A

35

10

41

29
17
117

57

56
16

0
19
14
10
17
47
93
37
23
17
21
17
15

8
18

3
10
15

0

December 2025
2,383 397
2,500 0
2,224 2,501
1,747 584

508 373
2,038 117
1,440 1,887

852 392
5,832 2,128
2,863 1,443
2,794 640

792 124

0 3

378 1

272 10

499 0

341 6

930 5
4,662 1,574
1,855 151
1,140 129

872 264

421 8

330 0

741 43

154 1

357 10

164 19

192 0

294 5

0 8
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Chapter 2, Objective CSO8, page 58
Amend the text as follows:

Objective CSO8 - Protection of Long-Term Strategic Reserve

Protect the long-term strategic reserve land banks at Lissenhall for potential future residential
growth and to restrict development except for reasonable intensification of, extensions to and
improvement of premises within these areas, subject to normal planning criteria.

Chapter 2, Section 2.4.1 New LAPs, page 61
Amend the text as follows:

The Council proposes 5 6 new LAPs to be prepared during the plan period.

Chapter 2, Section 2.4.1 New LAPs, page 61

Include the following in Table 2.16: Schedule of Local Area Plans to be commenced over the Plan
Period:

>Dunsink Local Area Plan (LAP 13.C)

Chapter 2, Section 2.7.2, Role of Each Settlement, after the 4th paragraph, page 76
Include the following text:

Dunsink

The strategic location and development potential of lands at Dunsink is recognised within the
RSES and this Development Plan. This land area comprises 435 hectares and is located at the
south-western fringe of Fingal within the M50. The lands are characterised by their current use
for predominantly astronomical and agricultural research, and recreational amenity purposes.
There are also a handful of 18th or 19th century historic houses with associated historic
planting schemes within the area.

The Royal Canal and Tolka River Valley run to the south of the lands while EIm Green Golf
Course covers a large part of the western portion of the site, with the closed landfill located to
the north. This Development Plan fully understands that the lands at ElImgreen Golf Club are an
important community recreational facility and that any development should be highly
sensitive to this.

The area also includes the Dunsink Observatory which operates as part of the Astronomy and
Astrophysics Section of the Dublin Institute for Advanced Studies (DIAS). Dunsink Observatory
has been a centre for astronomical research and public engagement in Ireland since its
foundation in 1785, and has been home to many of Ireland’s most famous scientists, including
Sir William Rowan Hamilton. This unique scientific and cultural feature is an asset for the
future development of the area. Due to the nature of the scientific research undertaken by the
observatory it has a particular sensitivity to light pollution coming from the surrounding
environment which would need to be carefully considered for any future development in the
area.

This Plan seeks to provide the Hamilton Way, a pedestrian link from the Observatory to
Ashtown Train Station. Located only six kilometres from Dublin City Centre, this area provides
a unique opportunity to significantly consolidate the Dublin Gateway in a sustainable manner

13
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underpinned by high quality public transport given the site benefits from close proximity to the
existing heavy rail network at Ashtown and the proposed extension to the Luas to Finglas. The
closed landfill offers an opportunity for a regional park and will be a key part of the amenity

facilities of any future urban neighbourhood.

The scale and extent of the Dunsink lands both-areas is significant and has great potential to
provide high quality new housing and commercial development within the County. However,
there are significant challenges in delivering such lands including provision of physical and
social infrastructure, fragmented land ownership, the sensitivity of the historic observatory to
increased night-time light levels, and the challenges of implementation. It is likely that the
regeneration of these lands will be over a longer time frame than the Plan. and-the-overall

. he Core.S for this Plan.i '

The planning and sustainable development of this strategic land bank will be advanced
through a Local Area Plan, to be prepared within the lifetime of the Plan, which will provide a
coherent vision, detailed objectives and clear design principles to guide future growth. The
Local Area Plan will ensure that development is aligned with wider national and regional policy
while also addressing housing need, economic opportunity and associated services and
amenities, transport connectivity, environmental protection and climate resilience.

Chapter 2, Section 2.7.2, Role of Each Settlement, page 76
Delete the following text:

Chapter 2, Section 2.7,2 Policies and Objectives, page 80

Amend the text as follows:
Objective CSO31 - Dunsink

Prepare a local statutery-area plan for the Long Term Sstrategic Reserve-lands bank at Dunsink
during the lifetime of this Development Plan, in consultation with the relevant stakeholders,
including an infrastructural audit with costings and implementation strategy to enable

14
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sustainable regeneration and development of the area that is cognisant of, and sensitive to the
significant historic buildings within the area including the nationally important architectural
heritage site of Dunsink Observatory. This plan shall include Dunsink Observatory lands and the
provision of a Planetarium.

Chapter 11, Section 11.5.2.1 Nature-Based Surface Water Solutions through SuDS, page 418
Amend the text as follows:

Objective IUO15 - Surface Water Management Plan

Require the preparation of a Surface Water Management Plan as part of all new developments
which shall include the following:

> |dentify and assess the existing surface water movements through the development before
considering and developing a surface water management system using SuDS, having regard to
our Fingal Guidance Document -Green/ Blue Infrastructure for Development, as amended
(Appendix 11).

> Incorporate SuDS along the route of the water movement to enhance the water quality effects
of nature-based systems at the different stages - Treatment Train approach from source to
discharge.

> Require applications for new developments to submit details of surface water management
plans during construction to ensure compliance with the water quality standards and to
protect the water quality and flow regime of surface and groundwater resources.

Appendix 4, Infrastructure Capacity Assessment, Section 1.0, Introduction, page 61
Amend the text as follows:

Projectlreland (National Planning Framework (NPF) - First Revision and the National
Development Plan (NDP) seeks the alignment of spatial planning and capital investment. The
NPF requires the capacity of Fingal's infrastructure to be assessed in accordance with National
Policy Objective (NPO) 72a- 101. This NPO requires Planning Authorities to apply a standardised,
two-tier approach to differentiate between land that is serviced (Tier 1 lands) and land that is
serviceable within the lifetime of the Development Plan-(Tier 2 lands). This Infrastructure
Capacity Assessment allows an informed decision to be made as to whether or not to zone land
for residential development as part of the Core Strategy. This has been discussed in more detail
in Chapter 2 Planning for Growth, Core Strategy and Settlement Strategy.

This Infrastructure Capacity Assessment has been prepared in accordance with the methodology
provided in the NPF and the Development Plan Guidelines for Planning Authorities{2022,
available-in-Draft-2021) and has been used to inform the approach to land-use zoning taken in
the Core Strategy.

This assessment does not comprise an exhaustive list of requisite infrastructures across the
County and is not to be relied upon for Development Management purposes.

Appendix 4, Section 2.0, Methodology, page 61
Amend text as follows:

15
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This assessment has considered the approved delivery programmes of relevant infrastructure
providers in accordance with NPO 73¢ 105 and Regional Policy Objective (RPO) 5.1.

Appendix 4, Section 4.1, Water Services Infrastructure, page 62
Amend text as follows:

Fingal County Council has engaged with Uisce Eireann during the plan-making process in order
to understand the status and capacity of the County’s water service infrastructure in accordance
with the requirements of the draft Water Service Guidelines for Planning Authorities (2018) and
Development Plan Guidelines 2022-(available-in-Draft 2021)-

16
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Appendix 4, Table 1 - Strategic Water Supply, page 63

Amend text as follows:

Project Name

Eastern Midlands Water
Supply Scheme The long-term
development of the Eastern
and Midland Region (EMR)
will be dependent on this
project. The NPF provides
that a new long-term water
supply source for the EMR,
which includes Fingal, is
needed, to provide for
projected growth up to 2050
and contribute to resilience
and security of supply. The
project involves a 170km
pipeline with supporting
infrastructure (water
treatment plant, pumping
stations and terminal point
reservoir) to ensure that the
long-term water supply needs
of the Region are metin a
sustainable manner. Uisce
Eireann has concluded a four-
phase public consultation
process and identified the
preferred scheme:

e Abstraction of water
from the Lower
Shannon at Parteen
Basin.

e Water treatment at
Birdhill.

e Treated water piped
to a termination point
reservoir at
Peamount in south
County Dublin, with
supplies of treated
water available to
Midland communities
along the route.

Project Delivery

Identified in the updated NDP
‘Strategic Investment
Priorities 2018--2027 2025-
2035. Estimated cost of €1.2
€4.6 billion to €6 billion
(source: Uisce Eireann, Water
Supply Project Eastern and
Midlands Region (WSP EMR)
Preliminary Business Case)
Uisce Eireann are in the
process of preparing a SID
planning application to An
Coimisitin Pleandla for the
scheme.

December 2025

Tier

Tier 1 - All sites subject to
connection agreement with
Uisce Eireann (in line with
existing standard practice).

In relation to the wastewater network, Drainage Area Plans are underway for the Metropolitan
area settlements with Balbriggan and Skerries commencing. These will address any outstanding

issues.

17
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December 2025

Appendix 4, Table 2 - Strategic Wastewater Infrastructure, page 64

Amend text as follows:

Project Name

Ringsend Wastewater
Treatment Plant Upgrade
Project

The Ringsend Wastewater
Treatment Plant which, whilst
currently overcapacity, is
undergoing significant
upgrades in response to
capacity issues which will
allow the plant to treat
increasing volumes of
wastewater by 2025. This
upgrade project will increase
the capacity of the Ringsend
plant from c. 1.64m
population equivalent (Pe) to
C. 2.4m PE. This will provide
for both existing population
and future growth, and bring
benefits in terms of health,
environmental protection
and improved water quality.
The project includes:

+ Additional secondary
treatment capacity.

* Works to facilitate the use of
aerobic granular sludge
technology in the existing
secondary treatment tanks.

* Expansion of the plant's
sludge treatment facilities.

Greater Dublin Drainage
Project (GDDP)

The GDDP aims to provide
long-term sustainable
wastewater drainage and
treatment to facilitate the
continued social and
economic development of the
Region. The project involves
the provision of new
wastewater treatment works,
a marine outfall and a new
drainage network in the
northern part of the GDA.
Together, with the upgrade of

Project Delivery

Identified in the NDP.
Currently under construction
and due for completion in
2025. Phased increase in
capacity (2.1m Pe in 2022 and
2.4m Pe in 2025). Estimated
cost of c. €400m (source: Irish
Water).

Project Delivery

Identified in the NDP within
the category ‘Strategic
Investment Priorities 2018—
2027 2025-2035. Planning
application approved.
determination-Estimated
cost of c. €500m (source:
NDP).
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the Ringsend Wastewater
Treatment Plant, these
projects are intended to
provide adequate wastewater
treatment to serve the GDA
to 2050. It is anticipated that
the GDDP will provide the
additional treatment capacity
required from the mid-2020s.

December 2025

Appendix 4, Table 3 - Key Public Transport Projects (Source: NDP and NTA/TIIl), page 67

Amend text as follows:

Project Name

Luas to Finglas

Luas Finglas will create a new
public transport connection
between the communities of
Charlestown, Finglas Village,
Finglas West, St. Helena's,
Tolka Valley and the city
centre and will include the
delivery of new cycle and
pedestrian infrastructure.

DART+ West

Implementation of the DART
Expansion Programme which
proposes the provision of
high frequency DART services
including the electrification of
the existing Maynooth and
M3 Parkway. DART+ West
includes the following: «
Electrification of the
Maynooth line from City
Centre to Maynooth (40km
approx.); * City Centre
enhancements at Connolly; *
Construction of a new DART
depot facility west of
Maynooth Station; *
Integration with a combined
metro / rail station to be
developed at Glasnevin under
the MetroLink project to
serve both the Maynooth
Line and Kildare Line; *
Elimination of level crossings;
* Relocation of Docklands
Station to integrate with Luas

Project Delivery

Identified in the NDP and
fully supported in the NTA's
Transport Strategy for the
GDA 2022-2042. LUAS Finglas
scheduled-te-go-te-planning
n-2024-approved and will
subsequently be constructed
in the years after. Cost
estimate not currently
available.

Identified in the NDP and
fully supported in the NTA's
Transport Strategy for the
GDA 2022 - 2042. Railway
Order submitted 2022
approved and-will-be

subsequently constructed
. .

| .5. | . jl
Railway Order. Cost

estimate not currently
available.
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and better serve routes
entering the City Centre; and
* New grade-separated
pedestrian, cycle and vehicle
crossings as required.

DART+ Coastal North Identified in the NDP and Tier 1 - Subject to assessment
Implementation of the DART  fully supported in the NTA's on site-by site basis.
Expansion Programme which  Transport Strategy for the
proposes the provision of GDA 2022 - 2042. Railway
high frequency DART services Order to-be submitted-end
including the electrification of ef2023-approved. Cost

the northern rail line to estimate currently not
Drogheda. DART+ Coastal available.

North includes the following:

* Electrification and re-

signalling from Malahide to

Drogheda; * Subject to

modelling and assessment,

station modifications to

enhance train service

capacity (Howth Junction,

Clongriffin, Malahide and

Drogheda); and

* Re-configuration and

upgrading of existing rail

depots at Drogheda and

Fairview.

Appendix 4, Section 5.2, Active Travel - Walking and Cycling, page 67
Amend text as follows:

A significant allocation of Government funding was-announced-in-2021-and-2022up to 2030
for investment in walking and cycling and Fingal County Council is committed to supporting the
roll out of the relevant infrastructure within the lifetime of this Plan.

Appendix 4, Section 6.3, Future Development Areas, page 71
Amend text as follows:

The RSES applies a medium to long term phasing schedule to the Lissenhall and Dunsink lands in
response to their large scale and requirement for significant transport and water services
infrastructural investment and further statutory planning.

The Development Plan has responded by identifying these lands at Lissenhall, as the ‘long term
strategic reserve.’ It is the intent of the Council that a statutory plans (Local Area Plan or, if
designated, a Strategic Development Zone) will be prepared for these lands. In line with the NPF
and Development Plan Guidelines (2022;-available-in-Braft-2021), any plans carried out on
these lands over the course of the Development Plan period will include an infrastructure
capacity assessment.
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Appendix 4, Section 7.0, Table 5; Settlement Capacity Audit - Summary Table, page 72
Amend Table 5 as follows:

Tier Settlement Existing Population  Potential Housing
Estimate

Tier 1 - Serviced Fingal County Council 296,214(CS0O;-2016) 27,957

Lands Lands 330,506 (CSO, 2022) 29,126

Appendix 8, Map Based Local Objectives, page 227
Amend the following:

Local Objective 104

The Council will have due regard to the FCC document ‘Feasibility Study - Dunsink Lands, Co.
Dublin’ (February 2022) and its accompanying statements (comprising Surface Water
Management Plan, Transport Appraisal and Area Based Transport Assessment) in the
preparation of a local area statutery-plan for lands at Dunsink in order to ensure the realisation
of the development vision for Dunsink set out on p.26 of the Feasibility Study as follows:
“Development of a low-carbon mixed-use transit-orientated urban quarter which prioritises
active travel and public transport modes both within and outside, is well connected to the wider
City via high quality public transport and active travel infrastructure and seeks to protect and
enhance the environmental and historic character of the area.”

Appendix 8, Map Based Local Objectives, page 229

Include the following new local objective relating to lands to the south of Seamount Road,
Malahide:

Local Objective A
Facilitate the provision of east/west and north/south linkages to ensure permeability within
the area.

Appendix 8, Map Based Local Objectives, page 229
Include the following new local objective relating to lands east of Kinsealy Lane, Kinsealy:

Local Objective B
Facilitate the provision of north/south linkages to ensure pedestrian / cycle permeability
within the area.
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Proposed Amendments to the Fingal Development Plan 2023-2029 Map Sheets

As stated above, it is proposed to vary the Fingal Development Plan 2023-2029 to change land
use zonings as shown on the County Development Plan map sheets and to and to amend
development boundaries accordingly for each proposed change.

It is also proposed to replace the Long-Term Strategic Reserve designation with Local Area Plan
designation on Sheet 13 of the Fingal Development Plan maps relating to the Dunsink area.

The proposed rezonings are presented below in order of map sheet below with details provided
as to the existing and proposed land use zoning objects for each individual area.

The proposed rezonings are illustrated individually by use of extracts from the relevant
Development Plan map sheets. However, the variation documentation also includes full versions
of the relevant map sheets with the proposed variations clearly marked on each sheet.

A total of 11 areas have been identified for rezoning as follows:

e Site 4.1 on Sheet 4 - School Lane, Balrothery: rezone from ‘GB’ Green Belt to ‘RA’
Residential Area and amend development boundary accordingly

e Site 5.1 on Sheet 5 - Holmpatrick, Skerries: rezone from ‘GB' Green Belt and ‘OS' Open
Space to ‘RA’ Residential Area and amend development boundary accordingly

e Site 6A.1 on Sheet 6A - Causetown, Lusk: rezone from ‘OS’ Open Space and ‘RU’ Rural
to ‘RA’ Residential Area and amend development boundary accordingly

e Site 6A.2 on Sheet 6A - Racecourse Road, Lusk: rezone from ‘RU’ Rural to ‘RA’
Residential Area and amend development boundary accordingly

e Site 9.1 on Sheet 9 - Seamount, Malahide: rezone from ‘RU’ Rural To ‘RA’ Residential
Area, amend development boundary accordingly, and include new Local Objective A to
Facilitate the provision of east/west and north/south linkages to ensure permeability
within the area.

e Site 9.2 on Sheet 9 - Broomfield West, Malahide: rezone from ‘GB’' Green Belt To ‘RA’
Residential Area and amend development boundary accordingly

e Site 9.3 on Sheet 9 - Greenwood, Kinsealy: rezone from ‘GB’ Green Belt To: ‘RV’ Rural
Village and amend development boundary accordingly

e Site 9.4 on Sheet 9 - Kinsealy Lane, Kinsealy: rezone from ‘GB’ Green Belt To: 'RV’ Rural
Village, amend development boundary accordingly and include new Local Objective B to
Facilitate the provision of north/south linkages to ensure pedestrian / cycle permeability
within the area.

e Site 9.5 on Sheet 9 - Hole in the Wall Road: rezone from ‘GB’ Green Belt To: ‘RA’
Residential Area and amend development boundary accordingly

e Site 13.1 on Sheet 13 - West of Barnhill, Dublin 15: rezone from ‘GB’ Green Belt To: ‘RA’
Residential Area and amend development boundary accordingly

e Site 13.2 on Sheet 13 - Clonsilla Road, Clonsilla: rezone from ‘OS' Open Space To: ‘RA’
Residential Area and amend development boundary accordingly.

An additional change relating to Map Sheet 13 in relation to lands at Dunsink includes the
following:

e Site 13.3 on Sheet 13 Strategic Land Reserve Designation: Replace Strategic Land
Reserve Designation with Local Area Plan Objective.

22



Variation No. 1 to the Fingal Development Plan 2023-29 December 2025

Maps of the areas listed above are provided in the Variation Book of Maps which accompanies
this document and forms part of the proposed variation documentation.

3. Reason for the Proposed Variation

This Variation has been prepared to align the Fingal Development Plan 2023-2029 with
Ministerial Guidelines published in accordance with Section 28 of the Planning and Development
Act 2000 (as amended).

These guidelines are the NPF Implementation: Housing Growth Requirements Guidelines for
Planning Authorities (2025), which were published to give effect to the National Planning
Framework - First Revision (2025).

The existing Development Plan Core Strategy (which was prepared having regard to the
requirements of the previous ‘Housing Supply Target Methodology' Guidelines, 2020) provided
sufficient residential zoned land to meet the original, adopted housing supply target.

However, the Revised NPF and the NPF Implementation Guidelines have set a new, higher
housing target. They have also set a new potential allowance for additional zoned land provision
of 50% above baseline requirements, which is based on a recognition by Government of the
need to account for headroom and lands not activated.

As stated previously in this document, Policy and Objective 3 of the NPF Implementation
Guidelines requires planning authorities to incorporate the objectives and targets set out in the
Guidelines in into City and County Development Plans as quickly as possible through the
variation of adopted plans.

As Table 1 shows, when taken together, the previous targets for 2023-2024, alongside the new
targets for 2025-2029 and planning for 50% additional provision, result in a total requirement of
29,126 units for the whole Development Plan period.

Table 1: Identified Shortfall for Development Plan Period

New housing Total Homes Requirement Potential Total
requirement | Adopted CDP | built Q2 | (150%) to 2029 residential shortfall
2025-2029 2023-2024 2023 - Q3 | minus delivery | capacity to

(150%) plus 150% 2025 2029
new 2025 to
end 2029

23,650 29,126 6,770 22,356 17,723 4,633

A total of 6,770 new units have been completed under the current Development Plan (to Q3
2025), leaving 22,356 outstanding. With identified residential zoned land capacity (not including
permissions) of 17,700, a shortfall of c. 4,600 is identified.

In order to maintain a robust supply of residential zoned land for development, it is
recommended to provide for lands sufficient for approximately 5,000 new units, through the
following measures:

e The re-zoning of additional lands not currently zoned for development, comprising 61.5
ha. of land with capacity for approximately 2,500 units.
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e Active land management comprising the progression of a statutory Local Area Plan for
long-term strategic reserve lands at Dunsink, which will enable a limited portion of
Dunsink lands to be brought forward in the short term.

e Several consequential amendments to the Fingal Development Plan arising from and
supporting the above steps.

It should be noted that the above recommendations are reflected in a report to the Elected
Members prepared by the Chief Executive in response to the requirements of the NPF
Implementation Guidelines, which set out the development capacity of existing zoned lands and
demonstrated the means by which it is proposed, in the form of a recommendation from the
Chief Executive to secure the objectives of the Guidelines.

This report was presented to the elected Members at a full Council meeting on 8™ December
2025 (online webcast viewable at https://fingalcoco.public-
i.tv/core/portal/webcast_interactive/1036913/start_time/4895000?force_language code=en_GB).

The report which was also made available on the Council's website (see pages 287-208 of
https://meetings.fingal.ie/documents/b23765/Final%20Publish%200f%20reports%20to%20the%2
0Public%2008th-Dec-2025%2017.00%20County%20Council.pdf?T=9) was subsequently provided
to the Minister for Housing, Local Government and Heritage and the Office of the Planning
Regulator as required by the Guidelines.

Finally, please note that this variation does not update the entire Plan in relation to other
national and local policies, objectives and guidance which may have been made since the
adoption of the Plan. Full regard will be given to such matters when the Plan is reviewed in its
entirety in preparation of the next County Development Plan.

4. Strategic Environmental Assessment

SEA Screening has been undertaken on the Proposed Variation in consultation with the relevant
environmental authorities.

In complying with SEA Directive (2001/42/EC) and the Planning and Development (Strategic
Environmental Assessment) Regulations 2004 (S.I. 436/2004 as amended by S.I. 201/2011), Fingal
County Council has carried out Strategic Environmental Assessment Screening and determined
that SEA is required in relation to Site 9.4 on Sheet 9: Kinsealy Lane, Kinsealy; Site 9.5 on Sheet 9:
Hole in the Wall Road; and Site 13.3 on Sheet 13: lands at Dunsink. A copy of the SEA
Determination and SEA Environmental Report (incorporating the Screening for SEA) are available
for public inspection with the proposed Variation and are included as Appendix 1 to this
document.

5. Appropriate Assessment

A Screening for Appropriate Assessment pursuant to Article 6 of the EU Habitats Directive
92/43/EEC has been carried out and Fingal County Council has determined that a full
Appropriate Assessment is required in relation to Site 9.4 on Sheet 9: Kinsealy Lane, Kinsealy;
Site 9.5 on Sheet 9: Hole in the Wall Road; and Site 13.3 on Sheet 13: lands at Dunsink. A copy of
the Natura Impact Report (incorporating the Screening for Appropriate Assessment) is available
for public inspection with the proposed Variation and is included as Appendix 2 to this
document.
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6. Strategic Flood Risk Assessment

In preparing the proposed variation no. 1, a Strategic Flood Risk Assessment was carried out to
ensure that flood risk, where identified, was considered as one of the key environmental criteria
against which the proposed variation is assessed. The SFRA report is included in Appendix 3.

The SFRA document demonstrates that the proposed land use zonings for the lands included in
the proposed variation are considered ‘appropriate’ as per the OPW Guidelines and do not
require the application of a Plan-Making Justification Test.

The SFRA document concluded by stating that the Sequential Approach and guidance outlined in
the OPW Guidelines and Fingal CDP SFRA should be applied in any future development
proposals relevant to the subject sites.

7. Settlement Capacity Audit

A Settlement Capacity Audit has been carried out as required by the Development Plan
Guidelines (2022) and Section 2.4 of the NPF Implementation: Housing Growth Requirements
Guidelines (2025) (see supplementary Settlement Capacity Audit document which accompanies
Proposed Variation No. 1).

The Settlement Capacity Audit reviews and summarises the capacity of existing residential zoned
lands under the adopted Fingal County Development Plan, based on detailed review of zoned
lands in each settlement of the Settlement Hierarchy.

This Settlement Capacity Audit has assisted in assessing and identifying the requirement for
additional housing land and has provided the data for the estimation of potential residential
capacity provided in Table 1 above.

8. Making a Submission

The proposed Variation No. 1 to the Fingal Development Plan 2023-2029 along with the
following:

e A Natura Impact Report (NIR) incorporating an Appropriate Assessment (AA) Screening
pursuant to the EU Habitats Directive (92/43/EEC),

e A Strategic Environmental Assessment (SEA) Environmental Report incorporating SEA
Screening pursuant to Directive 2001/42/EC of the European Parliament and of the
Council on the assessment of the effects of certain plans and programmes on the
environment and S.I. 436/2004 Planning and Development (Strategic Environmental
Assessment) Regulations 2004 (as amended by S.1. 201/2011),

e A Strategic Flood Risk Assessment, pursuant to Section 28 of the Planning and
Development Act 2000 (as amended), and

e ASettlement Capacity Audit.

may be inspected from Tuesday 23" December 2025 to Thursday 29" January 2026 (both
dates inclusive) during normal opening hours (Monday to Thursday 9am to 5pm and Friday 9am
to 4.30pm) at:

¢ Fingal County Council Offices at County Hall, Main Street, Swords, Co. Dublin,
e Fingal County Council Civic Offices, Grove Road, Blanchardstown, Dublin 15
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e Fingal County Council's Offices, George's Square, Balbriggan, Co. Dublin,
e Fingal Branch Libraries during normal opening hours for each library. See
www.fingalcoco.ie for local library opening hours.

The documents may also be viewed on Fingal County Council's website at
https://consult.fingal.ie/en/browse

Written submissions or observations regarding the Proposed Variation are invited from
members of the public and all other interested parties during the period 23rd December 2025 to
29th January 2026, inclusive.

Individuals, groups, organisations or representatives, as well as children, or groups or
associations representing the interests of children, are also entitled to make observations or
submissions.

Submissions/observations should include your name and address and where relevant, details of
any organisation, community group or company which you represent. These details will be
published in the Chief Executive's Report and online. Your address/e-mail address will be used
for correspondence purposes only and will be redacted if included in the submission.

You are responsible for ensuring that no vexatious, libellous or confidential information,
including information relating to a third party (in respect of which the third party has not,
expressly, or impliedly in the circumstances, consented to its disclosure) is included in your
submission or observation or part thereof.

Submissions or observations can be made in writing no later than 5 pm on 29th January 2026 as
follows:

e Online at https://consult.fingal.ie/en/browse or
e By post to: Senior Executive Officer, Planning and Strategic Infrastructure Department,
Fingal County Council, County Hall, Main St., Swords, Co. Dublin, K67X8Y2.

Late Submissions Will Not be Accepted.
Submissions/observations should be in ONE medium only i.e. in hard copy or online.

Submissions should be clearly marked - Proposed Variation No. 1 Fingal Development Plan
2023-2029.

All submissions or observations received with respect to the Proposed Variation made to the
Planning Authority up to and including 29th January 2026 will be taken into consideration before
the making of a decision on the Proposed Variation.

Important Note Regarding Submissions

In accordance with Section 11(7)(b) of the Planning and Development Act 2000 (as amended),
written submissions or observations received by Fingal County Council for this variation shall be
published on the website by the Authority within 10 working days of its receipt by Fingal County
Council

26


https://consult.fingal.ie/en/browse
https://consult.fingal.ie/en/browse

Variation No. 1 to the Fingal Development Plan 2023-29 December 2025

Appendix1:  SEA Environmental Report and SEA
Determination
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Appendix 2:  AA Natura Impact Report
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Appendix 3:  Strategic Flood Risk Assessment
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