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The submissions on this file and the Inspector's report were considered at a Board
meeting held on 20/05/2025.

The Board decided to refuse permission, generally in accordance with the

Inspector's recommendation, for the following reasons and considerations.

Reasons and Considerations

1. As set out in the Naas Local Area Plan 2021-2027, land uses shown as ‘open
for consideration’ are uses that are not considered acceptable in principle in all
parts of the relevant use zone. However, such uses may be acceptable in
circumstances where it is considered that the proposed use would not conflict
with the general objectives for the zone and the permitted or existing uses as
well as being in the interests of the proper planning and sustainable
development of the area. It is considered on the facts of the case, including the
design and layout which constitutes four bedroom homes with no housing mix
therein and with significant in curtilage parking at each dwelling, at a density
equivalent of 20 units per hectare and by reference to the totality of relevant
local area plan and development plan policy and objectives, that the proposed
development of 18 dwellings, described in the statutory notices as a special
needs housing development would, if permitted, conflict with the general
objectives for the site “to protect and provide for open space, amenity and
recreation”, would be contrary to policy CS1 (Compliance with the Core
Strategy) of the Naas Local Area Plan 2021-2027 in supporting the sustainable

long-term growth of Naas in accordance with the Core Strategy for County
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Kildare and on the basis of the information submitted with the application and
appeal and by reference to the nature of the dwellings proposed would not
accord with section 4.4.1 of the Naas Local Area Plan which refers to mix and
design of new housing for group/special needs housing including amongst
others; consideration of nature of the existing housing stock and existing social
mix in the area; provision of a range of new housing types and tenures; and the
need to cater for groups with specific needs. Furthermore, it is considered that
the proposed development if permitted would, be contrary to adopted
objectives within the Kildare County Development Plan 2023-2029 which seek
to promote and facilitate the development of sustainable and socially integrated
communities through a plan-led approach (objective CS O7) to ensure that
County Kildare’s future growth and spatial development accords with the
population and housing allocations contained in the Core Strategy (objective
CS 01).

Having regard to the above and notwithstanding that special needs housing is
categorised as open for consideration on open space and amenity zoned lands,
it is considered that this specific proposed development would not be
acceptable in principle at this subject site which is zoned open space, would
constitute an unacceptable form of residential development at this specific
location and would, therefore, be contrary to the proper planning and

sustainable development of the area.
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2. The proposed development incorporates an underground storage tank under
public open space, and which is the main method of stormwater attenuation
along with proposed on-site SuDS (Sustainable Drainage Systems) features.
Having regard to the information submitted with the application and appeal, it is
considered that the proposed development would if permitted materially
contravene objective IN 024 of the Kildare County Development Plan 2023-
2029 which states, ‘only consider underground retention solutions when all
other options have been exhausted. Underground tanks and storage systems
will not be accepted under public open space as part of a SuDS solution’. The
proposed development if permitted, would set an undesirable precedent and
would, therefore, be contrary to the proper planning and sustainable

development of the area.

Date: 26/05/2025
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