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1. Introduction 

1.1 Variation 1 to the Fingal County Development Plan 

This report has been prepared to summarise work undertaken in support of Variation no. 1 of 
the Fingal County Development Plan 2023-2029. This report summarises the Settlement Capacity 
Audit undertaken to support the Variation. 

1.2 Requirement to Carry out a Settlement Capacity Audit 

1.2.1 2025 NPF Implementation Guidelines 

The NPF Implementation: Housing Growth Requirements Guidelines require planning authorities to 
review existing zoned land capacity. As Fingal County Council has a new, increased housing 
growth requirement, this review of land capacity will assist in identifying any requirement for 
additional housing land.  

This report reviews and summarises the capacity of existing residential zoned lands under the 
adopted Fingal County Development Plan. This summarises work undertaken by the Planning 
and Strategic Infrastructure Department to assess the status and capacity of all suitable  zoned 
lands which can accommodate residential development in the County 

Section 2.4 of the NPF Implementation Guidelines states that: 

Planning authorities in all instances should prepare a ‘Settlement Capacity Audit’ as part of a 
review or variation process in line with the provisions of the “Development Plans - Guidelines 
for Planning Authorities” (2022), in order to both identify zoned serviced/serviceable lands, 
and to highlight infrastructural requirements. 

The Planning and Strategic Infrastructure Department have undertaken a detailed review of 
zoned lands in the County, including in each settlement identified by the Development Plan. This 
report summarises this review and identifies existing residential zoned lands in the County and 
their potential housing yield. It also assesses what lands are likely to be serviceable and 
deliverable within the short to medium term. Finally, it compares this to Fingal’s new housing 
requirements, identifying potential shortfalls.  

1.3 Content of a Settlement Capacity Audit 

Settlement Capacity Audits follow a process set out in Section 4 of the Development Plan 
Guidelines (2022). Settlement Capacity Audits provide an evidence base for land use zoning set 
by the Core Strategy.  

The purpose of Settlement Capacity Audits is to distinguish lands within/adjacent to settlements 
on the basis of servicing and deliverability.  

National Policy Objective 101 of the Revised NPF requires Planning Authorities to apply a 
standardised, tiered approach to differentiate between i) zoned land that is serviced and ii) 
zoned land that is serviceable within the life of the plan. National Policy Objective 103 states that 
lands that cannot be serviced within the life of a development plan should not be zoned for 
development.  

A Settlement Capacity Audit is the key evidence base for meeting these requirements. It also 
provides the evidence base for the distribution of population and housing targets across the 
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settlement hierarchy of the County. It ensures that the Development Plan can prioritise lands for 
zoning in an evidence-based and impartial manner. 

1.4 Settlement Capacity Audit Methodology and Content 

A detailed review of zoned lands in the County has been undertaken, including in each 
settlement identified by the Development Plan. This exercise has used the Council’s GIS system, 
making use of an extensive database of lands across the County. This exercise collated potential 
sites via GIS and assessed and categorised sites based on development activity and planning 
criteria. 

Under Section 4.5.2 of the Development Plan Guidelines, Settlement Capacity Audits should 
assess sites based on whether they have access to water, wastewater, surface water drains, 
roads, footpaths and public lighting. These criteria are also used to identify lands within the 
scope of the Residential Zoned Land Tax (RZLT). Local authorities are responsible for identifying 
lands within the scope of the RZLT and publishing a map of all lands in scope. Lands within the 
scope of RZLT comprise lands that are: 

• Zoned for residential development, or a mixture of uses including residential; 
• Serviced or with access to infrastructure including water, wastewater, surface water 

drains, roads, footpaths and public lighting; and, 
• Not affected by contamination, significant archaeological remains, or other physical 

conditions which would preclude development. 

The RZLT also excludes lands which are already used for commercial trades or professions 
servicing existing communities, for a mix of uses, or for public services, community facilities, 
transport, energy, telecoms, water/wastewater, waste management, and sports and recreation, 
or subject to a statutory designation precluding development.  

Local authorities therefore must remove lands from the scope of the RZLT where they are not 
serviced and available for infrastructure. The definition of lands outside the scope of the RZLT 
overlaps with the requirements of the NPF and the Development Plan Guidelines. 

Fingal County Council has mapped all lands within the scope of the RZLT in 2025, in accordance 
with the Residential Zoned Land Tax Guidelines. This process has categorised lands based on 
whether they are serviced and potentially available for residential development. The 2025 RZLT 
map therefore allows for the identification of lands that are zoned for residential or mixed use 
but are not likely to be brought forward for development within the lifetime of the current 
Development Plan. As the RZLT lands within scope in 2025 are mapped, they have been 
incorporated into the Settlement Capacity Audit exercise and are used as a means of identifying 
land that is not immediately available for development in the short term.  

General housing density assumptions have been applied across the lands identified, to estimate 
the potential number of homes that could be provided. For the purpose of this exercise, a 
density assumption of 50 homes per hectare has been applied for all residential zonings with the 
exception of RV ‘Rural Village,’ for which a density assumption of 20 homes per hectare has been 
applied due to its rural nature. These densities are in line with the ranges set out in the 
Sustainable Residential Development and Compact Settlements Guidelines. These are high-level 
assumptions across all sites and densities would vary greatly at the level of individual sites based 
on location and site characteristics. These are therefore reasonable mid-level assumptions and 
are a reasonable approach for estimating capacity. 
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It should be noted that this exercise cannot account for all possible infill sites within existing 
built-up areas, or all sites that are already in active residential or other use, but which could 
feasibly be redeveloped at a greater density for residential or mixed use. The Development Plan 
provides policy support for infill housing on corner or infill garden sites and the densification of 
existing residential or town centre areas; however, it is not possible to identify every potential 
garden/small infill site, and delivery on such sites would be additional to the capacity identified in 
this report. 

1.5 Fingal Core Strategy Settlement Areas 

This Settlement Capacity Audit reviews existing residentially zoned lands in each of the 30 
settlements listed in the Fingal County Development Plan 2023-2029 Core Strategy Table 2.14. 
The settlements will be considered having regard to their location in the wider Dublin area 
(metropolitan vs/ core areas) as well as their settlement type as set out in the Core Strategy. 

Table 1-1: Fingal County Development Plan Settlement Hierarchy 
Core Strategy 
Area Settlement Type Settlement Name 

Metropolitan 
Area 

(1) Dublin City and Suburbs 
Consolidation Area 

Blanchardstown/Mulhuddart* 
Ongar 
Castleknock 
Santry and Ballymun 
Belcamp and Balgriffin 
Baldoyle/Sutton 
Howth 

(2) Key Town Swords 
(3) Self Sustaining Growth Town Donabate 

(4) Self Sustaining Towns 
Malahide 
Portmarnock 

(5) Towns and Villages 

Baskin 
Coolquay 
Kinsealy 
Portrane 
Rivermeade 
Rowlestown 

Core Area 

(4) Self Sustaining Towns 

Balbriggan 
Rush 
Lusk 
Skerries 

(5) Towns and Villages 

Ballyboghil 
Ballymadun 
Balrothery 
Balscadden 
Garristown 
Loughshinny 
Naul 
Oldtown 

(6) Rural Rural areas 

*Includes Dunsink 



Fingal Settlement Capacity Audit  December 2025 

5 

The County’s settlement areas are mapped on the Council’s GIS systems. These settlement areas 
have been designed to align and map CSO small area boundaries to Core Strategy settlement 
areas, and also allow an audit of residential zoned lands on a site-by-site level. However, these 
boundaries do not match the CSO’s settlement boundaries, which only include contiguous urban 
areas; this is because the Council’s settlement areas are designed for spatial planning purposes. 
The Council’s Core Strategy settlement areas include surrounding hinterlands to each settlement 
area and sub-areas of the Dublin City and Suburbs area.  

Figure 1-1 below shows the Core Strategy settlement areas. 

Figure 1-1: Fingal Development Plan Core Strategy Areas

 

 



Fingal Settlement Capacity Audit  December 2025 

6 

2. Metropolitan Area 

The Metropolitan Area comprises the portions of the County which fall within the Dublin 
Metropolitan Area, as defined by the 2019 Regional Spatial and Economic Strategy for the 
Eastern and Midlands Regional Assembly. 

The Metropolitan Area includes the following settlement types: 

• (1) Dublin City and Suburbs Consolidation Area 
• (2) Key Town – Swords 
• (3) Self Sustaining Growth Town – Donabate 
• (4) Self Sustaining Towns 
• (5) Towns and Villages 

Table 2-1: Core Strategy Settlement Areas situated in the Dublin Metropolitan Area 
Core Strategy 
Area Settlement Type Settlement Name 

Metropolitan 
Area 

(1) Dublin City and Suburbs 
Consolidation Area 

Blanchardstown/Mulhuddart* 
Ongar 
Castleknock 
Santry and Ballymun 
Belcamp and Balgriffin 
Baldoyle/Sutton 
Howth 

(2) Key Town Swords 
(3) Self Sustaining Growth Town Donabate 

(4) Self Sustaining Towns 
Malahide 
Portmarnock 

(5) Towns and Villages 

Baskin 
Coolquay 
Kinsealy 
Portrane 
Rivermeade 
Rowlestown 

*Includes Dunsink 
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Figure 2-1: Core Strategy Settlement Areas situated in the Dublin Metropolitan Area 

 

This section presents the total results of the capacity audit for each settlement within the 
Metropolitan Area. These results are shown for each level of the settlement hierarchy within the 
Metropolitan Area.  

Note that in some cases figures do not sum due to rounding.  
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2.1 (1) Dublin City and Suburbs 

Specific areas include: 

• Blanchardstown/Mulhuddart (incl. Dunsink) 
• Ongar 
• Castleknock 
• Santry and Ballymun  
• Belcamp and Balgriffin  
• Baldoyle/Sutton  
• Howth 

As Dublin City and Suburbs is defined as one settlement by the Central Statistics Office, the areas 
are grouped together in the below table. 

Figure 2-2: Core Strategy Settlement Areas situated in the Dublin and City Suburbs Area 

 

2.1.1 Overview of Residentially Zoned Lands in Dublin City and Suburbs 

Total Area of Residentially Zoned Lands 

The Dublin City and Suburbs area contains a total of 2,035 hectares of land zoned for residential 
use or for a mixture of uses including residential. This includes 160 hectares of residential zoned 
land in Dunsink, which is under a Long-Term Strategic Reserve designation.  

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 1,875 hectares of land zoned and not under a Long-Term Strategic Reserve 
designation, 1,584 hectares were developed before the commencement of the current 
Development Plan, and 80 hectares were developed in the current plan period.  

A further 40 hectares of land with a live permission have not been developed to date.  

Total Area of Remaining Residentially Zoned Lands 

A total of 132 hectares of residential zoned land in the Dublin City and Suburbs area are not 
developed, do not have a live planning permission, and are within the scope of the Residential 
Zoned Land Tax. A further 40 hectares are not developed, have no live permission, and are not in 
the scope of the Residential Zoned Land Tax. These figures do not include 160 hectares in 
Dunsink, which are subject to a Long-Term Strategic Reserve designation and are not currently 
available for development.  
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Capacity of Remaining Residentially Zoned Lands 

171 hectares of land are not developed and do not contain live planning permissions. This land 
has an assumed capacity for approximately 8,566 homes. However, of this, 132 hectares is within 
the scope of the Residential Zoned Land Tax. This land has a potential capacity for approximately 
6,577 units. 
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Table 2-2: Audit of Residential Zoned Land in the Dublin City and Suburbs Area 

Residential / Mixed Use Objectives 
Baldoyle / 

Sutton 

Belcamp 
and 

Balgriffin 

Blanch / 
Mulhuddart 

Castleknock Howth Ongar 
Santry and 
Ballymun Total 

LC Total Lands Zoned - - 13 - - 15 -  28  
LC Developed since 05/04/2023 - - 4 - - - -  5  
LC Developed before 05/04/2023 - - 6 - - 15 -  20  
LC Not Developed, No Permission, RZLT - In Scope - - 1 - - - -  1  
LC Not Developed, No Permission, RZLT - Removed - - 1 - - - -  1  
LC Not Developed, With Permission, RZLT - In Scope - - 1 - - - -  1  
LC Not Developed, With Permission, RZLT - Removed - - - - - - -  -  
MRE Total Lands Zoned (without Lissenhall MRE) 7 - 24 - - - 40  70  
MRE Developed since 05/04/2023 - - - - - - 3  3  
MRE Developed before 05/04/2023 - - 2 - - - 30  32  
MRE Not Developed, No Permission, RZLT - In Scope 7 - 20 - - - 5  32  
MRE Not Developed, No Permission, RZLT - Removed - - 2 - - - -  2  
MRE Not Developed, With Permission, RZLT - In Scope - - - - - - 1  1  
MRE Not Developed, With Permission, RZLT - 
Removed 

- - - - - - - 
 -  

RA Total Lands Zoned (without Dunsink RA) 22 43 40 42 - 50 3  200  
RA Developed since 05/04/2023 - 3 32 6 - 2 -  44  
RA Developed before 05/04/2023 1 1 3 8 - 23 -  36  
RA Not Developed, No Permission, RZLT - In Scope 8 35 5 7 - 1 3  59  
RA Not Developed, No Permission, RZLT - Removed - - - 19 - 18 -  37  
RA Not Developed, With Permission, RZLT - In Scope 14 3 - 2 - 6 -  25  
RA Not Developed, With Permission, RZLT - Removed - - - - - - -  -  
RS Total Lands Zoned 155 19 254 381 300 380 35  1,525  
RS Developed since 05/04/2023 - - 17 - - 3 -  20  
RS Developed before 05/04/2023 155 19 220 374 285 371 34  1,458  
RS Not Developed, No Permission, RZLT - In Scope - - 13 6 13 6 -  39  
RS Not Developed, No Permission, RZLT - Removed - - - - - - -  -  
RS Not Developed, With Permission, RZLT - In Scope - - 4 1 2 - 1  8  
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Residential / Mixed Use Objectives 
Baldoyle / 

Sutton 

Belcamp 
and 

Balgriffin 

Blanch / 
Mulhuddart 

Castleknock Howth Ongar 
Santry and 
Ballymun Total 

RS Not Developed, With Permission, RZLT - Removed - - - - - - -  -  
TC Total Lands Zoned 4 - 16 8 14 10 -  52  
TC Developed since 05/04/2023 - - 3 - 4 - -  7  
TC Developed before 05/04/2023 4 - 11 8 9 6 -  38  
TC Not Developed, No Permission, RZLT - In Scope - - - - - - -  1  
TC Not Developed, No Permission, RZLT - Removed - - - - - - -  -  
TC Not Developed, With Permission, RZLT - In Scope - - 1 - 1 4 -  6  
TC Not Developed, With Permission, RZLT - Removed - - - - - - -  -  
ALL LANDS SUBTOTAL 188 62 346 432 314 455 78  1,875  
Developed since 05/04/2023 - 3 57 7 4 5 3  80  
Developed before 05/04/2023 159 20 242 390 293 415 64  1,584  
Not Developed, No Permission, RZLT - In Scope 15 35 39 14 13 7 8  132  
Not Developed, No Permission, RZLT - Removed - - 3 19 - 18 -  40  
Not Developed, With Permission, RZLT - In Scope 14 3 5 3 4 10 2  40  
Not Developed, With Permission, RZLT - Removed - - - - - - -  -  
Dunsink RA Lands (Long-Term Strategic Reserve) - - 160 - - - - 160 
ALL LANDS TOTAL (hectares) 188 62 506 432 314 455 78 2,035 
 

 

 



Fingal Settlement Capacity Audit  December 2025 

12 

2.2 (2) Key Town - Swords 

2.2.1 Overview of Residentially Zoned Lands in Swords 

Total Area of Residentially Zoned Lands 

Swords contains a total of 873 hectares of land zoned for residential use or for a mixture of uses 
including residential. This includes 224 hectares of mixed-use zoned land (zoned MRE, ‘Metro 
and Rail Economic Corridor’) at Lissenhall, which is under a Long-Term Strategic Reserve 
designation.  

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 649 hectares of land zoned and not under a Long-Term Strategic Reserve 
designation, 514 hectares were developed before the commencement of the current 
Development Plan, and 19 hectares were developed in the current plan period.  

A further 55 hectares of land with a live permission have not been developed to date.  

Total Area of Remaining Residentially Zoned Lands 

62 hectares of land are not developed and do not contain live planning permissions. A total of 51 
hectares of residential zoned land in Swords are not developed, do not have a live planning 
permission, and are within the scope of the Residential Zoned Land Tax. A further 10 hectares 
are not developed, have no live permission, and are not in the scope of the Residential Zoned 
Land Tax. These figures do not include 224 hectares in Lissenhall, which are subject to a Long-
Term Strategic Reserve designation and are not currently available for development. Note that 
figures do not necessarily sum due to rounding. 

Capacity of Remaining Residentially Zoned Lands 

62 hectares of land are not developed and do not contain live planning permissions. This land 
has an assumed capacity for approximately 3,077 homes. However, of this, 51 hectares are 
within the scope of the Residential Zoned Land Tax. This land has a potential capacity for 
approximately 2,562 units. 
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Figure 2-3: Swords Core Strategy Area 
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Table 2-3: Audit of Residential Zoned Land in Swords 

Residential / Mixed Use Objectives Swords 

LC Total Lands Zoned 11 
LC Developed since 05/04/2023 - 
LC Developed before 05/04/2023 10.2 
LC Not Developed, No Permission, RZLT - In Scope 0.4 
LC Not Developed, No Permission, RZLT - Removed - 
LC Not Developed, With Permission, RZLT - In Scope - 
LC Not Developed, With Permission, RZLT - Removed - 
MC Total Lands Zoned 40 
MC Developed since 05/04/2023 1 
MC Developed before 05/04/2023 36 
MC Not Developed, No Permission, RZLT - In Scope 2 
MC Not Developed, No Permission, RZLT - Removed 1 
MC Not Developed, With Permission, RZLT - In Scope - 
MC Not Developed, With Permission, RZLT - Removed - 
MRE Total Lands Zoned (without Lissenhall MRE) 115 
MRE Developed since 05/04/2023 - 
MRE Developed before 05/04/2023 72 
MRE Not Developed, No Permission, RZLT - In Scope 9 
MRE Not Developed, No Permission, RZLT - Removed 4 
MRE Not Developed, With Permission, RZLT - In Scope 15 
MRE Not Developed, With Permission, RZLT - Removed 15 
RA Total Lands Zoned 82 
RA Developed since 05/04/2023 15 
RA Developed before 05/04/2023 14 
RA Not Developed, No Permission, RZLT - In Scope 28 
RA Not Developed, No Permission, RZLT - Removed 5 
RA Not Developed, With Permission, RZLT - In Scope 20 
RA Not Developed, With Permission, RZLT - Removed - 
RS Total Lands Zoned 402 
RS Developed since 05/04/2023 3 
RS Developed before 05/04/2023 382 
RS Not Developed, No Permission, RZLT - In Scope 12 
RS Not Developed, No Permission, RZLT - Removed - 
RS Not Developed, With Permission, RZLT - In Scope 5 
RS Not Developed, With Permission, RZLT - Removed - 
ALL LANDS SUBTOTAL 649 
Developed since 05/04/2023  19  
Developed before 05/04/2023  514  
Not Developed, No Permission, RZLT - In Scope  51  
Not Developed, No Permission, RZLT - Removed  10  
Not Developed, With Permission, RZLT - In Scope  40  
Not Developed, With Permission, RZLT - Removed  15  
Lissenhall MRE Lands (Long-Term Strategic Reserve Total) 224 
ALL LANDS TOTAL 873 
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2.3 (3) Self Sustaining Growth Town – Donabate 

2.3.1 Overview of Residentially Zoned Lands 

Total Area of Residentially Zoned Lands 

Donabate contains a total of 205 hectares of land zoned for residential use or for a mixture of 
uses including residential.  

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 205 hectares of land zoned, 118 hectares were developed before the 
commencement of the current Development Plan, and 30 hectares were developed in the 
current plan period.  

A further 38 hectares of land with a live permission have not been developed to date.  

Total Area of Remaining Residentially Zoned Lands 

A total of 19 hectares of residential zoned land in Donabate are not developed, do not have a live 
planning permission, and are within the scope of the Residential Zoned Land Tax. A further 0.3 
hectares are not developed, have no live permission, and are not in the scope of the Residential 
Zoned Land Tax.  

Capacity of Remaining Residentially Zoned Lands 

Within Donabate, 19 hectares of land are not developed, do not contain live planning 
permissions, and are within the scope of the Residential Zoned Land Tax. This land has an 
assumed capacity for approximately 965 homes.  

 

Figure 2-4: Donabate Core Strategy Area 

 

 



Fingal Settlement Capacity Audit  December 2025 

16 

Table 2-4: Audit of Residential Zoned Land in Donabate Self-Sustaining Growth Town 

Residential / Mixed Use Objectives Donabate 

RA Total Lands Zoned  84  
RA Developed since 05/04/2023  28  
RA Developed before 05/04/2023  2  
RA Not Developed, No Permission, RZLT - In Scope  17  
RA Not Developed, No Permission, RZLT - Removed  0.1  
RA Not Developed, With Permission, RZLT - In Scope  37  
RA Not Developed, With Permission, RZLT - Removed  -  
RS Total Lands Zoned  102  
RS Developed since 05/04/2023  0.2  
RS Developed before 05/04/2023  101  
RS Not Developed, No Permission, RZLT - In Scope  1  
RS Not Developed, No Permission, RZLT - Removed  -  
RS Not Developed, With Permission, RZLT - In Scope  -  
RS Not Developed, With Permission, RZLT - Removed  -  
TC Total Lands Zoned  18  
TC Developed since 05/04/2023  1  
TC Developed before 05/04/2023  15  
TC Not Developed, No Permission, RZLT - In Scope  1  
TC Not Developed, No Permission, RZLT - Removed  0  
TC Not Developed, With Permission, RZLT - In Scope  1  
TC Not Developed, With Permission, RZLT - Removed  -  
ALL LANDS TOTAL 205 
Developed since 05/04/2023  30  
Developed before 05/04/2023  118  
Not Developed, No Permission, RZLT - In Scope  19  
Not Developed, No Permission, RZLT - Removed  0  
Not Developed, With Permission, RZLT - In Scope  38  
Not Developed, With Permission, RZLT - Removed  -  
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2.4 (4) Self Sustaining Towns 

There are two Self-Sustaining Towns within the Metropolitan Area: 

• Malahide 
• Portmarnock 

The Capacity Audit results for both settlements are presented in Table 2-5. 

2.4.1 Overview of Residentially Zoned Lands 

Total Area of Residentially Zoned Lands 

Malahide contains a total of 335 hectares of land zoned for residential use or for a mixture of 
uses including residential, while Portmarnock contains a total of 117 hectares of residential 
zoned land. 

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 335 hectares of land zoned in Malahide, 291 hectares were developed before the 
commencement of the current Development Plan, and 6 hectares were developed in the current 
plan period. A further 25 hectares of land is not developed but with a live planning permission.  

Of the total of 117 hectares of land zoned in Portmarnock, 147 hectares were developed before 
the commencement of the current Development Plan, and 15 hectares were developed in the 
current plan period. A further 5 hectares of land with a live permission have not been developed 
to date.  

Total Area of Remaining Residentially Zoned Lands 

A total of 14 hectares of residential zoned land in Malahide are not developed, do not have a live 
planning permission, and are within the scope of the Residential Zoned Land Tax. No land in 
Malahide has been removed from the scope of the Residential Zoned Land Tax. 

A total of 10 hectares of residential zoned land in Portmarnock are not developed, do not have a 
live planning permission, and are within the scope of the Residential Zoned Land Tax. One 
hectare is not developed, with no live permission, and not in the scope of the Residential Zoned 
Land Tax.  

Capacity of Remaining Residentially Zoned Lands 

14 hectares of land in Malahide are not developed and do not contain live planning permissions. 
This land has an assumed capacity for approximately 691 homes.  

10 hectares of land in Portmarnock are not developed and do not contain live planning 
permissions. This land has an assumed capacity for approximately 563 homes (516 homes if 
land not in scope for RZLT is excluded). 
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Figure 2-5: Malahide and Portmarnock Core Strategy Areas 

 

 

Table 2-5: Audit of Residential Zoned Lands in Metropolitan Area Self Sustaining Towns 

Residential / Mixed Use Objectives Malahide Portmarnock 

LC Total Lands Zoned  3   1  
LC Developed since 05/04/2023  -   -  
LC Developed before 05/04/2023  1   1  
LC Not Developed, No Permission, RZLT - In Scope  -   -  
LC Not Developed, No Permission, RZLT - Removed  -   -  
LC Not Developed, With Permission, RZLT - In Scope  2   -  
LC Not Developed, With Permission, RZLT - Removed  -   -  
RA Total Lands Zoned  40   26  
RA Developed since 05/04/2023  3   13  
RA Developed before 05/04/2023  12   2  
RA Not Developed, No Permission, RZLT - In Scope  6   7  
RA Not Developed, No Permission, RZLT - Removed  -   1  
RA Not Developed, With Permission, RZLT - In Scope  19   3  
RA Not Developed, With Permission, RZLT - Removed  -   -  
RS Total Lands Zoned  292   146  
RS Developed since 05/04/2023  3   2  
RS Developed before 05/04/2023  277   140  
RS Not Developed, No Permission, RZLT - In Scope  8   3  
RS Not Developed, No Permission, RZLT - Removed  -   -  
RS Not Developed, With Permission, RZLT - In Scope  4   1  
RS Not Developed, With Permission, RZLT - Removed  -   -  
TC Total Lands Zoned  16   4  
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Residential / Mixed Use Objectives Malahide Portmarnock 

TC Developed since 05/04/2023  -   -  
TC Developed before 05/04/2023  16   4  
TC Not Developed, No Permission, RZLT - In Scope  -   -  
TC Not Developed, No Permission, RZLT - Removed  -   -  
TC Not Developed, With Permission, RZLT - In Scope  -   -  
TC Not Developed, With Permission, RZLT - Removed  -   -  
ALL LANDS TOTAL (HA.) 335 177 
Developed since 05/04/2023  6   15  
Developed before 05/04/2023  307   147  
Not Developed, No Permission, RZLT - In Scope  14   10  
Not Developed, No Permission, RZLT - Removed  -   1  
Not Developed, With Permission, RZLT - In Scope  25   5  
Not Developed, With Permission, RZLT - Removed  -   -  
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2.5 (5) Towns and Villages 

There are six towns and villages within the Metropolitan Area: 

• Baskin 
• Coolquay 
• Kinsealy 
• Portrane 
• Rivermeade 
• Rowlestown 

2.5.1 Overview of Residentially Zoned Lands 

Total Area of Residentially Zoned Lands 

The Metropolitan Towns and Villages contains a total of 219 hectares of land zoned for 
residential use or for a mixture of uses including residential, of which 178 is zoned RV ‘Rural 
Village.’ The largest portion of residential zoned land is in Rowlestown with 86 hectares, all of 
which is zoned RV. 

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 219 hectares of land zoned in the Metropolitan Towns and Villages, 113 hectares 
were developed before the commencement of the current Development Plan, and 8 hectares 
were developed in the current plan period. This includes 2 hectares in Baskin developed since 
2023 developed under permission ref. F16A/0152, which accounts for all identified land in the 
settlement. 

No lands were recorded as including a live planning permission for significant residential 
development; however, this does not account for permissions for single rural dwellings or infill 
dwellings in side/rear garden sites. 

Total Area of Remaining Residentially Zoned Lands 

A total of 60 hectares of residential zoned land in the Metropolitan Towns and Villages are not 
developed, do not have a live planning permission, and are within the scope of the Residential 
Zoned Land Tax. A further 38 hectares of residential zoned land (all zoned RV) are not developed, 
do not have a live planning permission, but are removed from the scope of the Residential Zoned 
Land Tax. 

Capacity of Remaining Residentially Zoned Lands 

98 hectares of land in the Metropolitan Towns and Villages are not developed and do not contain 
live planning permissions. This land has an assumed capacity for approximately 2,286 homes. 
However, of this, 60 hectares is within the scope of the Residential Zoned Land Tax. This land has 
a potential capacity for approximately 1,534 units. 

It should be noted that this does not account for all potential small-scale infill sites, such as 
rear/side gardens on sites in active residential use. Such sites have potential for additional small-
scale delivery over the plan period through individual planning applications. 
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Table 2-6: Audit of Residential Zoned Lands in Metropolitan Area Towns and Villages 

Residential / Mixed Use Objectives Baskin Coolquay Kinsealy Portrane Rivermeade Rowlestown 

LC Total Lands Zoned  -   -   1   0   -   -  
LC Developed since 05/04/2023  -   -   -   -   -   -  
LC Developed before 05/04/2023  -   -   0   0   -   -  
LC Not Developed, No Permission, RZLT - In Scope  -   -   1   0   -   -  
LC Not Developed, No Permission, RZLT - Removed  -   -   -   -   -   -  
LC Not Developed, With Permission, RZLT - In Scope  -   -   -   -   -   -  
LC Not Developed, With Permission, RZLT - Removed  -   -   -   -   -   -  
RS Total Lands Zoned  11   -   -   29   -   -  
RS Developed since 05/04/2023  2   -   -   -   -   -  
RS Developed before 05/04/2023  9   -   -   19   -   -  
RS Not Developed, No Permission, RZLT - In Scope  -   -   -   10   -   -  
RS Not Developed, No Permission, RZLT - Removed  -   -   -   -   -   -  
RS Not Developed, With Permission, RZLT - In Scope  -   -   -   -   -   -  
RS Not Developed, With Permission, RZLT - Removed  -   -   -   -   -   -  
RV Total Lands Zoned  -   26   32   -   33   86  
RV Developed since 05/04/2023  -   -   6   -   -   0  
RV Developed before 05/04/2023  -   8   22   -   16   40  
RV Not Developed, No Permission, RZLT - In Scope  -   -   4   -   -   45  
RV Not Developed, No Permission, RZLT - Removed  -   19   -   -   17   2  
RV Not Developed, With Permission, RZLT - In Scope  -   -   -   -   -   -  
RV Not Developed, With Permission, RZLT - Removed  -   -   -   -   -   -  
ALL LANDS TOTAL (HA.) 11 26 33 29 33 86 
Developed since 05/04/2023  2   -   6   -   -   0  
Developed before 05/04/2023  9   8   22   19   16   40  
Not Developed, No Permission, RZLT - In Scope  -   -   5   10   -   45  
Not Developed, No Permission, RZLT - Removed  -   19   -   -   17   2  
Not Developed, With Permission, RZLT - In Scope  -   -   -   -   -   -  
Not Developed, With Permission, RZLT - Removed  -   -   -   -   -   -  
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3. Core Area 

The Core Area comprises the portions of the County which fall outside of the Dublin 
Metropolitan Area. This includes the majority of the County north of Swords and Donabate. 

The Core Area includes the following settlement types: 

• (4) Self Sustaining Towns 
• (5) Towns and Villages 
• (6) Rural 

Table 3-1: Core Strategy Settlement Areas situated in the Dublin Core Area 
Core Strategy 
Area Settlement Type Settlement Name 

Core Area 

(4) Self Sustaining Towns 

Balbriggan 
Rush 
Lusk 
Skerries 

(5) Towns and Villages 

Ballyboghil 
Ballymadun 
Balrothery 
Balscadden 
Garristown 
Loughshinny 
Naul 
Oldtown 

(6) Rural Rural areas 
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Figure 3-1: Core Strategy Settlement Areas situated in the Dublin Core Area 

 

This section presents the total results of the capacity audit for each settlement within the Core 
Area. These results are shown for each level of the settlement hierarchy within the Core Area.  

Note that in some cases figures do not sum due to rounding. 
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3.1 (4) Self Sustaining Towns 

Self-Sustaining Towns in the Core Area comprise: 

• Balbriggan 
• Rush 
• Lusk 
• Skerries 

 

Figure 3-2: Self-Sustaining Towns in the Dublin Core Area 

 

3.1.1 Overview of Residentially Zoned Lands 

Total Area of Residentially Zoned Lands 

The Core Area Self Sustaining Towns contain a total of 793 hectares of land zoned for residential 
use or for a mixture of uses including residential, including 323 hectares in Balbriggan, 120 
hectares in Lusk, 210 hectares in Rush, and 141 hectares in Skerries. 

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 793 hectares of land zoned in the Self Sustaining Towns, 603 hectares were 
developed before the commencement of the current Development Plan, and 39 hectares were 
developed in the current plan period.  

A further 58 hectares of land with a live permission have not been developed to date across the 
four towns. 

Total Area of Remaining Residentially Zoned Lands 

A total of 81 hectares of residential zoned land in the Self Sustaining Towns are not developed, 
do not have a live planning permission, and are within the scope of the Residential Zoned Land 
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Tax. This includes 48 hectares in Balbriggan, 8 hectares in Lusk, 24 hectares in Rush, and 2 
hectares in Skerries. 

A further 12 hectares of residential zoned land across the four towns are not developed, do not 
have a live planning permission, but are removed from the scope of the Residential Zoned Land 
Tax. 

Capacity of Remaining Residentially Zoned Lands 

93 hectares of land in the Self Sustaining Towns are not developed and do not contain live 
planning permissions. This land has an assumed capacity for approximately 4,660 homes. 
However, of this, 81 hectares is within the scope of the Residential Zoned Land Tax. This land has 
a potential capacity for approximately 4,055 units. 
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Table 3-2: Audit of Residential Zoned Land in Core Area Self-Sustaining Towns 

Residential / Mixed Use Objectives Balbriggan Lusk Rush Skerries 

MC Total Lands Zoned  36   -  -   -  
MC Developed since 05/04/2023  1   -   -   -  
MC Developed before 05/04/2023  30   -   -   -  
MC Not Developed, No Permission, RZLT - In Scope  4   -   -   -  
MC Not Developed, No Permission, RZLT - Removed  -   -   -   -  
MC Not Developed, With Permission, RZLT - In Scope  -   -   -   -  
MC Not Developed, With Permission, RZLT - Removed  -   -   -   -  
RA Total Lands Zoned   94   15   21   11  
RA Developed since 05/04/2023  8   2   3   1  
RA Developed before 05/04/2023  11   11   9   4  
RA Not Developed, No Permission, RZLT - In Scope  31   -   7   -  
RA Not Developed, No Permission, RZLT - Removed  -   1   2   -  
RA Not Developed, With Permission, RZLT - In Scope  44   -   1   5  
RA Not Developed, With Permission, RZLT - Removed  -   -   -   -  
RS Total Lands Zoned  192   82   148   108  
RS Developed since 05/04/2023  -   10   9   3  
RS Developed before 05/04/2023  179   62   115   103  
RS Not Developed, No Permission, RZLT - In Scope  12   7   15   1  
RS Not Developed, No Permission, RZLT - Removed  1   2   7   -  
RS Not Developed, With Permission, RZLT - In Scope  1   2   2   -  
RS Not Developed, With Permission, RZLT - Removed  -   -   0   -  
TC Total Lands Zoned  -   23   40   22  
TC Developed since 05/04/2023  -   0   0   -  
TC Developed before 05/04/2023  -   20   37   21  
TC Not Developed, No Permission, RZLT - In Scope  -   1   2   0  
TC Not Developed, No Permission, RZLT - Removed  -   0   0   -  
TC Not Developed, With Permission, RZLT - In Scope  -   1   1   -  
TC Not Developed, With Permission, RZLT - Removed  -   -   -   -  
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Residential / Mixed Use Objectives Balbriggan Lusk Rush Skerries 

ALL LANDS TOTAL (HA.)  323   120   210   141 
Developed since 05/04/2023  9   13   12   5  
Developed before 05/04/2023  220   94   161   129  
Not Developed, No Permission, RZLT - In Scope  48   8   24   2  
Not Developed, No Permission, RZLT - Removed  1   2   9   -  
Not Developed, With Permission, RZLT - In Scope  45   3   4   5  
Not Developed, With Permission, RZLT - Removed  -   -   0   -  
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3.2 (5) Towns and Villages 

Towns and Villages in the Core Area include: 

• Ballyboghil 
• Ballymadun 
• Balrothery 
• Balscadden 
• Garristown 
• Loughshinny 
• Naul 
• Oldtown 

3.2.1 Overview of Residentially Zoned Lands 

Total Area of Residentially Zoned Lands 

The Core Area Towns and Villages contains a total of 241 hectares of land zoned for residential 
use or for a mixture of uses including residential, of which 189 is zoned RV ‘Rural Village.’ The 
largest portion of residential zoned land is in Ballyboghil with 52 hectares, all of which is zoned 
RV. 

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 241 hectares of land zoned in the Core Area Towns and Villages, 137 hectares 
were developed before the commencement of the current Development Plan, and 3 hectares 
were developed in the current plan period.  

4 hectares were recorded as including a live planning permission for significant residential 
development; however, this does not account for permissions for single rural dwellings. 

Total Area of Remaining Residentially Zoned Lands 

A total of 25 hectares of residential zoned land in the Core Area Towns and Villages are not 
developed, do not have a live planning permission, and are within the scope of the Residential 
Zoned Land Tax. A further 72 hectares of residential zoned land (all zoned RV) are not developed, 
do not have a live planning permission, but are removed from the scope of the Residential Zoned 
Land Tax. 

Undeveloped residential lands with no permission which are in scope for the RZLT are present in 
Garristown (15 ha.), Balrothery (9 ha.) and Loughshinny (2 ha.). No land within Balrothery is 
identified as not in scope for the RZLT, which indicates that there are no significant constraints 
for development identified in the town. 

Capacity of Remaining Residentially Zoned Lands 

97 hectares of land in the Core Area Towns and Villages are not developed and do not contain 
live planning permissions. This land has an assumed capacity for approximately 2,264 homes. 
However, of this, 25 hectares is within the scope of the Residential Zoned Land Tax. This land has 
a potential capacity for approximately 824 units. 
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Table 3-3: Audit of Residential Zoned Land in Core Area Towns and Villages 

Residential / Mixed Use Objectives Ballyboghil Ballymadun Balrothery Balscadden Garristown Loughshinny Naul Oldtown TOTAL 

LC Total Lands Zoned  -   -   -   -   -   1   -   -   1  
LC Developed since 05/04/2023  -   -   -   -   -   -   -   -   -  
LC Developed before 05/04/2023  -   -   -   -   -   1   -   -   1  
LC Not Developed, No Permission, RZLT - In 
Scope 

 -   -   -   -   -   0.1   -   -   0.1  

LC Not Developed, No Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

LC Not Developed, With Permission, RZLT - In 
Scope 

 -   -   -   -   -   0.1   -   -   0.1  

LC Not Developed, With Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

RA Total Lands Zoned  -   -   4   -   -   -   -   -   4  
RA Developed since 05/04/2023  -   -   -   -   -   -   -   -   -  
RA Developed before 05/04/2023  -   -   -  -   -   -   -   -  - 
RA Not Developed, No Permission, RZLT - In 
Scope 

 -   -   4   -   -   -   -   -   4  

RA Not Developed, No Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

RA Not Developed, With Permission, RZLT - In 
Scope 

 -   -   -   -   -   -   -   -   -  

RA Not Developed, With Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

RS Total Lands Zoned  -   -   29   -   -   17   -   -   46  
RS Developed since 05/04/2023  -   -   -   -   -   0.2   -   -   0.2  
RS Developed before 05/04/2023  -   -   22   -   -   14   -   -   36  
RS Not Developed, No Permission, RZLT - In 
Scope 

 -   -   5   -   -   2   -   -   6  



Fingal Settlement Capacity Audit  December 2025 

30 

Residential / Mixed Use Objectives Ballyboghil Ballymadun Balrothery Balscadden Garristown Loughshinny Naul Oldtown TOTAL 

RS Not Developed, No Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

RS Not Developed, With Permission, RZLT - In 
Scope 

 -   -   2   -   -   1   -   -   4  

RS Not Developed, With Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

RV Total Lands Zoned  52   24   -   19   40   -   24   31   189  
RV Developed since 05/04/2023  -   -   -   -   2   -   1   0.1   3  
RV Developed before 05/04/2023  31   7   -   11   20   -   13   16   99  
RV Not Developed, No Permission, RZLT - In 
Scope 

 -   -   -   -   15   -   -   -   15  

RV Not Developed, No Permission, RZLT - 
Removed 

 21   17   -   8   3   -   10   15   72  

RV Not Developed, With Permission, RZLT - In 
Scope 

 -   -   -   -   0.2   -   -   -   0.2  

RV Not Developed, With Permission, RZLT - 
Removed 

 0.3   -   -   -   -   -   -   0.1   0.4  

TC Total Lands Zoned  -   -   1   -   -   -   -   -   1  
TC Developed since 05/04/2023  -   -   -   -   -   -   -   -   -  
TC Developed before 05/04/2023  -   -   1   -   -   -   -   -   1  
TC Not Developed, No Permission, RZLT - In 
Scope 

 -   -   0.2   -   -   -   -   -   0.2  

TC Not Developed, No Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

TC Not Developed, With Permission, RZLT - In 
Scope 

 -   -   -   -   -   -   -   -   -  

TC Not Developed, With Permission, RZLT - 
Removed 

 -   -   -   -   -   -   -   -   -  

ALL LANDS TOTAL  52   24   34   19   40   18   24   31  241 
Developed since 05/04/2023  -   -   -   -   2   0.2   1   0.1  3 



Fingal Settlement Capacity Audit  December 2025 

31 

Residential / Mixed Use Objectives Ballyboghil Ballymadun Balrothery Balscadden Garristown Loughshinny Naul Oldtown TOTAL 

Developed before 05/04/2023  31   7   23   11   20   15   13   16  137 
Not Developed, No Permission, RZLT - In Scope  -   -   9   -   15   2   -   -  25 
Not Developed, No Permission, RZLT - Removed  21   17   -   8   3   -   10   15  72 
Not Developed, With Permission, RZLT - In 
Scope 

 -   -   2   -   0.2   2   -   -  4 

Not Developed, With Permission, RZLT - 
Removed 

 0.3   -   -   -   -   -   -   0.1  0.4 
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3.3 (6) Rural Areas 

The Rural Areas of Fingal comprise the remainder of the County outside of the settlements, and 
do not contain specific towns or villages. These areas are predominately made up of rural 
zonings, with generally low population densities and restrictions on new rural housing. 

Figure 3-3: Core Strategy Rural Areas 

 

The rural areas do not contain significant residential-zoned lands, and no sites were identified as 
part of the Settlement Capacity Audit. The overall land use zoning in the rural areas is set out 
below. 

Table 3-4: Total Zoned Land in Rural Areas 

All Zonings – Rural Areas Hectares % of Total 
FP - Food Park  26  0.2% 
GB - Green Belt  573  5% 
GE - General Employment  117  1% 
HA - High Amenity  2,533  23% 
HT - High Technology  27  0.2% 
OS - Open Space  259  2% 
RB - Rural Business  3  0.1% 
RC - Rural Cluster  91  1% 
RD - Road  326  3% 
RL - Rail  19  0.2% 
RU - Rural  6,996  64% 
UNZ - Unzoned  7  0.1% 
Totals  10,978  100% 
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4. Overview of Infrastructural Provision and Capacity 

The Development Plan Guidelines require an infrastructural assessment of potential lands, 
which should consider factors including: 

• Road access 
• Footpath access 
• Cycle access 
• Foul sewerage drainage 
• Water supply 
• Surface water drainage 

It should also examine the capacity for residential development within existing settlements, 
including the potential for brownfield, infill, and mixed-use development. 

As noted in Section 1.4, this exercise has made use of the 2025 Residential Zoned Land Tax map 
for Fingal. Lands within the scope of the RZLT comprise lands that are: 

• Zoned for residential development, or a mixture of uses including residential; 

• Serviced or with access to infrastructure including water, wastewater, surface water 
drains, roads, footpaths and public lighting; and, 

• Not affected by contamination, significant archaeological remains, or other physical 
conditions which would preclude development. 

These criteria overlap with those set out in the Development Plan Guidelines and the Revised 
NPF. The 2025 final RZLT Map for Fingal has therefore been used identify and exclude lands that 
are not serviced and/or are otherwise not available for residential development in the short term 
(i.e. the Fingal County Development Plan 2023-2029 period).   

National Policy Objective 101 of the National Planning Framework First Revision requires 
planning authorities to apply a standardised, tiered approach to differentiate between i) zoned 
land that is serviced and ii) zoned land that is serviceable within the life of the plan. The 
Development Plan Guidelines outline that Tier 1 lands comprises lands that are able to connect 
to existing development services, i.e. road and footpath access including public lighting, foul 
sewer drainage, surface water drainage and water supply, for which there is service capacity 
available, and can therefore accommodate new development. These lands will generally be 
positioned within the existing built-up footprint of a settlement or contiguous to existing 
developed lands. 

As outlined in Section 2.2.12 of the Fingal County Development Plan 2023-2029, it is considered 
all residential zoned lands in Fingal are Tier 1 as they are capable of accessing services and 
transportation.  

The Infrastructure Capacity Assessment for the Fingal County Development Plan 2023-2029 is 
contained in Appendix 4 of the Development Plan. This provides an overview of planned water, 
transportation, active travel, and other infrastructure across the County over the plan period. 
The Infrastructure Capacity Assessment concluded that no fundamental constraints were 
identified for the plan period, and that while there may be local infrastructural needs and 
upgrades needed for certain sites, all lands within the County are serviced and connected to 
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public water systems and existing/planned roads, public transport networks and active travel 
networks.  

A review of the Infrastructure Capacity Assessment has been undertaken as part of preparatory 
work for Variation 1 of the Fingal County Development Plan 2023-2029, and amendments to the 
Infrastructure Capacity Assessment are included in the Variation. While this review has identified 
necessary updates arising from the progression of several projects and revisions to the National 
Planning Framework and National Development Plan, it is considered that the overall 
conclusions of the Infrastructure Capacity Assessment remain valid.  
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5. Conclusion: Settlement Capacity in Fingal 

5.1.1 Overview of Residentially Zoned Lands 

This report has provided an overview of lands zoned for residential use or a mixture of uses 
including residential throughout the County. This section provides an overview of the County 
totals. 

Total Area of Residentially Zoned Lands 

A total of 4,879 hectares of land in the County is zoned for residential use or for a mixture of 
uses including residential. This includes 224 ha. of land zoned MRE ‘Metro and Rail Economic 
Corridor at Lissenhall, Swords and 160 ha. of land zoned RA ‘Residential Area’ at Dunsink, both of 
which are subject to a Long-Term Strategic Reserve designation. 

Residentially Zoned Lands with Completed Development or Live Planning Application 

Of the total of 4,495 hectares of land zoned and not under a Long-Term Strategic Reserve 
designation, 3,506 hectares were developed before the commencement of the current 
Development Plan, and 199 hectares were developed in the current plan period.  

A further 224 hectares of land with a live planning permission has not been developed to date.  

Total Area of Remaining Residentially Zoned Lands 

A total of 393 hectares of residential zoned land in the County are not developed, do not have a 
live planning permission, and are within the scope of the Residential Zoned Land Tax. A further 
173 hectares are not developed, have no live permission, and are not in the scope of the 
Residential Zoned Land Tax. These figures do not include 224 hectares in Lissenhall and 160 
hectares in Dunsink, which are subject to a Long-Term Strategic Reserve designation and are not 
currently available for development.  

Remaining Capacity of Remaining Residentially Zoned Lands 

556 hectares of land are not developed and do not contain live planning permissions. This land 
has an assumed capacity for approximately 23,084 homes. However, of this, 393 hectares is 
within the scope of the Residential Zoned Land Tax. This land has a potential capacity for 
approximately 17,723 units. 

 

5.1.2 NPF Rezoning Requirement 

As set out in the ‘Chief Executive’s Report on the NPF Implementation Guidelines’ (published 
December 2025), Fingal County Council is required to review the Fingal County Development 
Plan 2023-2029 in light of new and updated housing requirements. This exercise provides data 
on residential zoned land availability and capacity which has been used to support that review 
and the recommendations outlined in that report, which in turn have provided the rationale for 
Variation 1 of the Fingal County Development Plan 2023-2029. 
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