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5.1 Background 
The Local Area Plan for Leixlip indicates a ‘year on year’ growth
in the population of the Town of 616 persons, between 2006
and 2016.  Based on development trends etc, the Leixlip LAP
then establishes that a maximum population growth of 4,076
persons may be provided for in Leixlip during the period of
the Leixlip LAP.  This growth would be accommodated within
1,617 units assuming a household size of 2.52. 

This growth will be accommodated on suitably zoned lands
within the boundary of both the Collinstown and Leixlip LAP
areas.

5.2 Relevant Planning History
There is limited planning history on the site and this relates
solely to the industrial / logistics related buildings to the north
of the site.  The remainder of the lands are in agricultural use.

The purpose of Appropriate Assessment (AA) of land use
plans is to ensure that protection of the integrity of European
sites is a part of the planning process at a regional and local
level. The requirement for AA of plans or projects is outlined
in Article 6(3) and (4) of the European Communities (1992)
Council Directive 92/43/EEC on the conservation of natural
habitats and of wild fauna and flora (“Habitats Directive”).

Local Area Plans are screened for any potential impact on
areas designated as Natura 2000 sites. In any case where, 
following screening, it is found that the plan may have an
impact, a full ‘appropriate assessment’ must be carried out.
The Collinstown Local Area Plan 2010 was screened for AA.
This screening found that effects on the integrity of the Rye
Water Valley / Carton Special Area of Conservation, (Site Code
002162), arising from the Local Area Plan were not likely, and
therefore full Appropriate Assessment was not warranted.
However the recommendations of that screening document
have been incorporated into the plan.

4. Appropriate Assessment 5. Population
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7.1 Natural Heritage 
7.1.1 Natural Heritage Areas and Special Areas of
Conservation
The most important habitats in the County are afforded 
protection under National and/or European legislation by way
of designation as proposed Natural Heritage Areas (pNHA) and
candidate Special Areas of Conservation (cSAC). The pNHA
sites, afforded protection under the Wildlife (Amendment)
Act 2000, were formerly designated as Areas of Scientific
Interest. The SAC sites are designated under the EU Habitats
Directive (92/43/EEC) which was transposed into Irish law in
the European Communities (Natural Habitats) Regulations,
1997. 

The designation of these sites at a national level is the 
responsibility of the National Parks and Wildlife Division of the
Department of the Environment, Heritage and Local
Government. The designation of these sites is an ongoing
process as boundaries are revised and adjusted and new sites
added. The Council will take cognisance of any change in
boundaries that may occur in designated sites within the life
of this Plan. 

There is a diversity of natural and semi-natural habitats within
the Leixlip environs including woodland, river and grassland
habitats that shall be protected through the objectives in Part
B of this Local Area Plan. 

The Royal Canal pNHA traverses the site to the north.  The
Canal is home to the legally protected Opposite-leaved
Pondweed (Groenlandia densa) under the Flora Protection
Order 1987 and Tolypella intricate, a Red Data Book protected
stonewort.  Both of these species are present in the Dublin
section of the Canal.  The main extent of the canal boundary
is dominated by hedgerow, tall herbs, calcareous grassland,
reed fringe, open water, scrub and woodland.  The canal 
towpath is predominantly made up of various species except
where the canal was built through bog.  There is diverse
hedgerow present along the canal.

In the wider Leixlip area there is an additional proposed
National Heritage Area (pNHA) - the Liffey Valley which is
located to the south east of the Town.  The  Special Area for
Conservation  (cSAC), the Rye Water Valley/Carton, also lies to
the north.

7.2 Built Heritage 
There is one Protected Structure within the site itself – 
namely Collinstown House, recorded as IP62.  The Protected
Structure Deey Bridge (IP61) is also found in the vicinity. 
* Please consult the current record of protected structures 
for the most up to date list.
Leixlip itself has a strong architectural character – as 
recognised in the designation of the historic core of the Town
as an Architectural Conservation Area.

7.3 Archaeological Heritage
7.3.1Sites and Monuments Records 
The Sites and Monuments Records (SMR) list all certain or 
possible archaeological sites and monuments mainly dating
to before 1700AD. These lists were in many cases based 
initially on cartographic, documentary and aerial 
photographic sources. The record is updated on a constant
basis and focuses on monuments that predate 1700AD.
There are no recorded SMR sites within the Collinstown lands
or proximate to it.

14

6.1 Water Supply  
Leixlip town is connected to the North Regional Water Supply
scheme.  The water treatment plant upgrades at Leixlip and
Ballymore Eustace are due for completion by 2011.  The
Kildare County Council Engineering Department is currently
undertaking a review of the network capacity of all the large
towns in Kildare. 

Specific service requirements for development at Collinstown
will be subject to detailed assessment by potential applicants
in the preparation of a site masterplan (see foreword).  All
such assessments will be subject to detailed pre-application 
meetings and discussions with the Water Services Department
in Kildare County Council.

6.2 Waste Water 
The Leixlip Wastewater Treatment Plant currently has capacity
to serve 80,000 population equivalent (p.e). The plant is 
currently being expanded to serve a p.e of 150,000.
This expansion is due to be completed in 2011.  

Specific service requirements for development at Collinstown
will be subject to detailed assessment by potential applicants
in the preparation of a site masterplan (see foreword).  All
such assessments will be subject to detailed pre-application 
meetings and discussions with the Water Services Department
in Kildare County Council.

6.3 Surface Water 
Flooding has been identified as a problem in Leixlip.   In 2000
and 2002 Leixlip Main Street flooded.  However, flood 
alleviation works have been undertaken in association with
the Office of Public Works (OPW).

Specific service requirements for development at Collinstown
will be subject to detailed assessment by potential applicants
in the preparation of a site masterplan (see foreword).  All
such assessments will be subject to detailed pre-application 
meetings and discussions with the Water Services Department
in Kildare County Council.

6.4 Waste 
Kildare County Council has adopted a Waste Management Plan
for Kildare (2005-2010). The Plan highlights current levels of
waste and sets objectives whereby overall levels will be
reduced and stabilised in order to comply with both national
and European legislative guidelines. 

The guidelines set down a hierarchy of preferential modes of
waste management, focusing on prevention, minimisation,
re-use/recycle, disposal with energy recovery and disposal of
residual waste.

Leixlip is adequately serviced in terms of refuse collection
which is carried out by a number of contractors. 

6.5 Electricity, Gas and Telecommunications
Electricity is supplied by the ESB transmission system, which
is adequate to serve the needs of Leixlip for the period of this
plan.  

Significant powerlines currently traverse the Collinstown site
and these provide the dual supply necessary to guarantee
continuous electricity to the Intel facility to the north of the
LAP boundary.  Detailed consideration of how these lines will
be managed must be addressed in the Collinstown Masterplan
(see foreword) and consultation will form a key part of this
process.

Leixlip is currently served by the Gas network.

The telecommunications network in Leixlip is being upgraded
progressively.  There is an increased demand for mobile
phones, broadband and other telecommunications 
equipment to improve the telecommunications network and
provide a global system for mobile communications.
Broadband is currently available in the Leixlip area.

Kildare County Council acknowledges the importance of the
telecommunications sector to the local and regional 
economy. Access to advanced information and 
communications infrastructure is essential to development
and offers a competitive advantage in attracting economic
development and inward investment. 

7. Conservation6. Public Utilities
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The Strategic Vision and Strategic Policy Objectives, as set out
below, provide the overall strategy of Kildare County Council
for the proper planning and sustainable development of
Collinstown. The Vision and Policy Objectives are framed 
within the socio-economic, environmental and strategic 
planning contexts for the future development of the lands at
Collinstown. 

9.1 Overall Strategy for Collinstown
The overall vision for Collinstown is the development of a
Major Town Centre in-line with the provisions of the County
Development Plan and the prevailing Retail Strategies for the
Greater Dublin Area (GDA) and County Kildare.  

The development of Collinstown will serve to meet the 
growing needs for higher order retail and service provision in
North Kildare as identified in the retail strategies.  It will 
further serve to consolidate the links between the key 
settlements in the north of the County and within the
Metropolitan area of the GDA – namely Leixlip, Celbridge,
Maynooth and Kilcock.  Finally – though perhaps most 
importantly, it will provide an opportunity for the 
enhancement of the service and retail profile of Leixlip Town
and to provide higher order facilities for this growing urban
community.

The development of Collinstown is estimated to take place
over a period of 20 years and will be subject to a site
Masterplan.  That Masterplan should be prepared by landown-
ers – ideally working together, and in consultation with Kildare
County Council and any other service providers 

– notably the public transport providers and the ESB.  The
Masterplan must comply with all of the policies and objectives
of this Local Area Plan.

9.2 Strategic Policy Objectives
It shall be the policy of the Council:

• To promote and facilitate the growth and sustainable 
development of Collinstown as a Major Town Centre
as recognised by the Regional Planning Guidelines 
for the Greater Dublin Area and the Kildare County 
Development Plan.

• To support and facilitate the development of 
Collinstown as a vibrant, mixed use area which 
accommodates employment, services, retailing, 
residential and community uses within an attractive 
and sustainable context and founded on the 
principles of sustainable mobility and development.

• To establish a plan-led context for the preparation of 
a detailed Masterplan for the development of the 
lands.

• To facilitate implementation of the Local Area Plan 
and subsequent Masterplan.

9.3 Key Spatial Elements of the Development Strategy
for Collinstown
Both maps included as part of this section show the existing
context of the site in terms of Leixlip and also surrounding
features such as Collinstown House, the Royal Canal and the
adjacent roads – the R449 and R148.
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8.1 Major Town Centre
As per the County Development Plan, and subject to the 
provisions of this Plan and the preparation of a site
Masterplan, the lands within the Collinstown LAP boundary
are zoned ‘Major Town Centre’.

The objective of this land use zoning is to provide for major
town centre facilities comprising an appropriate mix of
employment, retail, recreational, civic, cultural and residential
uses within a high quality urban environment linked to the
local community, town and Leixlip, and wider County and
Region.

The development of higher order retail provisions within this
land use will be phased over approximately 20 years i.e. over
the life of this Plan and approximately two future Local Area
Plans for the site and Leixlip town.  The ultimate long term aim
is to facilitate the development of a Major Town Centre such
as Liffey Valley, Blanchardstown, Dundrum, etc which would
have national, regional and local catchments.  It is envisaged
that this Centre may ultimately comprise some 65,000 sq.m.
of comparison retailing with associated ancillary retail 
services and activities – though it is emphasised that phased
development will ensure that the delivery of retail floorspace
on the site will occur in-line with the orderly development and
enhancement of the retail and service offering in the locality,
County and Region as set out in the prevailing County Retail
Strategy.

In parallel with retailing facilities, the Collinstown site will
accommodate a range of amenities and recreational facilities
including public and private open spaces, and facilities such
as a multiplex cinema, bowling alley, theatre, etc.  It is 
proposed that the key amenity – namely the provision of a
publicly accessible display or theatre space – as detailed
below, would be an initial element of the development at
Collinstown.

Public transport is critical in the delivery of development at
the Major Town Centre.  It is envisaged that the Major Town
Centre zoning will facilitate the development of four phases
of public transport provision as set out under policy TR3.

8.2 New Residential
The pattern of residential development in Collinstown will be
influenced by site services – particularly proximity to public
transport, as well as prevailing patterns of land use in the area,
in particular the site bounding the Glen Easton housing estate.
It is noted that lower densities in the region of 25 units / Ha
will be required close to the boundary with those existing
housing estates, with an increase in density permitted in a
westerly direction where impacts on existing residential
amenity are unlikely. 

8.3 Industry and Warehousing 
Leixlip is home to two large manufacturing industries - Intel
and Hewlett Packard both of which employ a large number of
people from the community.  A high proportion of the town’s
population also commutes to work outside the area (mainly to
Dublin). 

Industrial and related uses shall be incorporated into
Collinstown to provide for the development of spin-off 
industries, incubator units and also associated commercial
enterprises. This area should be designed and landscaped
with the image of a modern and contemporary ‘business park’
fronted by office and warehousing type activities including an
element of retail warehousing in-line with the Retail Strategy
and the principles of sustainable development.

8.4 Open Space and Amenity
The lands in the vicinity of the Royal Canal are of significance
for their amenity, recreational and ecological potential.  The
development of the Collinstown Lands creates an 
opportunity for the delivery of publically accessible 
parklands.  

9. Development Vision for Collinstown8. Land Uses

Zoning Area as per 2010 
Objective Draft LAP
Town Centre 42.26 Ha *inclusive of all

road corridors, etc. 
shown

Table 2: Major Town Centre Zoning
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• details in relation to signage throughout the site and 
within the wider area – notably between the train 
stations and Leixlip Town Centre and Collinstown.

4. a sustainable building strategy for the site which 
examines site microclimate and issues associated with 
aspect, sunlight and overshadowing.  Based on this 
assessment the overall sustainability of the site will be 
examined in relation to block layouts, open spaces and 
building lines that can take full advantage of the aspect 
of the site and the availability of sunlight for both 
buildings and spaces.  

5. Detailing of an architectural and urban design palette
for new development having regard to the policies and 
objectives of this Local Area Plan and the County 
Development Plan, including:

• A density strategy for development within the site 
having regard to National and County policy as well 
as land uses zoning patterns and patterns of 
development in the wider context of the Town.  

• Identification of ‘Character Areas’ i.e. discrete 
‘zones’ within the site and the reflection of these 
local areas in the style and form of new 
development. 

• An assessment of the vernacular architecture and 
character of Leixlip Town and an analysis of how this 
can influence new, contemporary development 
thereby allowing new development to compliment 
the established character of the area and physically 
integrate it with the existing urban area;

• Proposals in relation to land-marking within the site 
including – if appropriate, the contribution of new 
buildings to the skyline as seen from Leixlip and the 
surrounding road network and important views and 
vistas;

• Proposals in relation to edge treatment including 
characterisation of edges (built, soft, etc.) and details 
given for their treatment – whether by means of 
building frontage, planting or strategic reservation 
of open areas.  

• A strategy for building character and height based 
on identified views, prospects and visual axes with 
the wider locality, proposed materials, etc.

6. Detailing of a Mobility Management Plan for the site 
incorporating:

• a strategy for access / egress to the site by car / other 
vehicles; 

• public transport provisions as detailed throughout 
this plan (and to be agreed with private and public 
transport providers); 

• parking strategies for public and private use; 

• a ‘permeability strategy’ for the site including 
details of the proposed vehicular, pedestrian and 
cycling routes into and throughout the site having 
regard to the guidance set out in the ‘Manual for 
Streets’ and other prevailing policy and guidance 
documents;

7. An assessment of the existing and required engineering 
services and infrastructure will be carried out in 
consultation with the relevant departments of the 
County Council.

8. a phasing strategy for the overall development of the 
site including delivery of hard and soft infrastructure; 
residential units; retail development and ancillary 
services such as the theatre, bowling alley; cinema etc.
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Within these zones the following sub-areas are identified and
will be developed as part of the Plan:

• a buffer area  extending along the Royal Canal and 
the railway-line to both provide a canal-side amenity 
area and maintain access for maintenance and 
upgrading works;

• a new pedestrian link from the R148 over the Royal 
Canal and into the centre of the site;

• new vehicular links from the R449 into sites east and 
west of the R449;

• a lower density residential edge abutting the 
Gleneaston Housing Estate to protect the residential 
amenity of those properties;

• a higher density core of buildings proximate to the 
public transport ‘hub’ and new railway station; 

• new development adjacent to Collinstown House to 
protect the character of that Protected Structure;

• an opportunity for the development of a landmark 
building at the junction of the R449 and R148 to 
front new retail development; and 

• edge sites at the southern boundary that benefit 
from being highly accessible.

Overlaying these elements on the zoning map allows for the
identification of specific sites for which design guidance is set
out in Part B of this Plan.  A key to the labelling of these sites
is shown on map 4 in this section (A1 to A7).

9.4 Contents of the Collinstown Masterplan
It is a policy of Kildare County Council to require the 
preparation of a detailed site Masterplan for the development
of the lands at Collinstown.  This Masterplan shall provide
additional detail on the spatial elements of the Plan - outlined
above, and detail the overall development proposal.

Note:
• The Masterplan shall be prepared for the entire site 

within the Collinstown Local Area Plan boundary.  

• This Masterplan shall be fully agreed with Kildare 
County Council in consultation with the Area 
Members prior to the granting of any planning 
permission on these lands.

• The Masterplan must accord with the site specific 
objectives identified by the Collinstown Local Area 
Plan as well as relevant site development standards 
set out herein and in the County Development Plan.

Details to be contained within the Collinstown Masterplan
include the following:

1. a landscape / topographical assessment to identify 
views, aspects and vistas into and out of the site (existing 
and proposed) and connecting to the wider environment 
including the nearby motorway and Leixlip Town;

2. an assessment of ecological significance carried out by 
an appropriately qualified person;

3. arising from Items 1 and 2, a detailed landscape strategy 
for the development of open spaces and corridors 
throughout the site that will contain proposals 
for:

• the treatment and management of the Canal-side 
amenity area;

• ‘hard’ landscaping of smaller urban spaces and 
routes to include a footpath and a bicycle path 
network permeating the site;

• formal proposals for a hierarchy of public open 
spaces throughout the site;

• details in relation to public art and focal points that 
will be provided throughout the site;

• proposals in relation to planting areas including 
details of planting and a maintenance scheme for 
same;

• seating arrangements both formal and informal 
throughout the site;
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Introduction 
This Section states the objectives of Kildare County Council
with regards to the development of land within the boundary
of the Local Area Plan for Collinstown. It is the overarching
objective of the Council to implement all development in
accordance with these stated objectives in order to facilitate
land use in a manner that will promote proper planning and
sustainable development. 

The development of a large-scale site such as this, creates
unique challenges with respect to the implementation of
design strategies.  Primarily, the key concern is the creation of
a visually and architecturally monotonous style and character
reflecting the development of the scheme over a 
reasonably short period of time.  Kildare County Council 
proposes to proactively address this issue with the 
establishment of a broad range of “location specific” policies
which aim to ensure that the site is developed in an 
interesting and innovative manner while incorporating the
highest standards with regard to sustainable mobility and
energy use and conservation.

Central to this will be the preparation of a site Masterplan (as
set out in Section 9.4 above) to provide a context for the
phased development of these lands.  That Masterplan should
be prepared by the relevant landowners – ideally working
together, and in consultation with Kildare County Council and
any other service providers.  The Masterplan must comply
with all of the policies and objectives of this LAP as set out
herein.

Part B

20
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2.1 Objectives 
In addition to the policies of the Council outlined in Chapter 5
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

H1 To ensure that land to the east of the R449 road is 
developed in-line with best practice given the need to
protect the amenities of the existing residential 
properties in the area.  

H2 To provide additional residential development to the
west of the R449 road. Residential densities to the
west of the R449 road will be high – having regard to
the proximity to public transport; the separation
between the development site and existing 
residential units; as well as the overall desire to create 
a strong sense of place and belonging. 
Residential units will be provided within these areas
with site-specific densities depending on the distance
from public transport; location within the site; etc. 
Strong adherence to the development objectives set
out under Major Town Centre – particularly with 
respect to the provision of public and private open
space, will be critical in achieving these high 
development yields. Site specific objectives for each
site are set out below under policies in relation to the
Major Town Centre.

H3 To ensure that the Masterplan for Collinstown 
includes a detailed design palette for the site. 
Innovative design will deliver higher development
yields in parallel with higher quality lasting 
developments which perform in an increasingly 
sustainable manner.   High quality architectural 
design and treatment will be required, including:

(i) The incorporation of the principles of energy 
conservation and efficient use of resources;

(ii)The use of high quality materials only, in the 
delivery of a high standard of design. 

(iii) Variety in the unit / house types, styles, designs and
sizes of proposed dwelling units throughout the 
development. In this regard only the highest quality
proposals shall be considered and all house types shall 
be sympathetic with each other. Variety in the amount
of floor area to be provided shall form an integral part
of any new Residential development scheme in order 
to allow for adequate trading up and down 
opportunities.

2 Housing

• Staggered building lines
give this contemporary 
terrace an interesting look
with hard and soft 
landscaping creating
attractive shared parking
and play areas

• A mixture of building
materials and heights is
used  here to good effect 
in marking out this urban
corner.

• Colour and the 
unusual orientation of this
house relative to the public
road, ensure privacy for
the occupiers and create 
a more interesting building
line here.

• Landscaping and 
different materials are
used to good effect at this
end of terrace site.

Examples of Good Practice
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Once the estate has been taken in charge it will be a 
matter for the residents of the estate to organise and 
arrange for the management and maintenance of the 
public open spaces in the estate. This could be done either 
through the residents associations or some form of 
voluntary co-operation. The Council will continue to assist 
residents in maintaining the public open space. The level 
of assistance will be dependant on the availability of 
resources.

In the limited number of cases where control of the 
management company has transferred to the residents of 
the estate and where the residents wish to retain the 
company solely for the management and maintenance of 
the public open spaces and for no other purpose or 
function, the Council will consider proposals from the 
residents of an estate to retain the management company 
on this basis once the estate has been taken in charge. 
Each individual case will be assessed on its merits.

H7 To require applicants for developments of greater than 50 
units, or where the Planning Authority deems necessary, 
to submit a Social Infrastructure Assessment (SIA) which 
demonstrates the facilities available to adequately service 
the proposed development. This should include details 
regarding the type and location of facilities available in the 
locality including education, childcare, health, 
recreational facilities and others such as shops and post 
offices. It shall be demonstrated, as part of any planning 
application that deficiencies, found to be arising in the 
availability of such services in the locality, shall be 
provided as part of the proposed scheme together with 
the type and location of same. In addition, the onus shall 
be on the developer to satisfactorily demonstrate how the 
proposed increase in population will be accommodated in 
terms of education provision. In this regard, it shall be 
noted that 12% and 8.5% of a population at any time is 
assumed to be of primary and secondary school going age 
respectively. With particular regard to the effect 
development proposals would have on education 
provision, developers shall;

(i) calculate the assumed population arising out of a 
particular development proposal that would 
require primary and secondary school places, 
having regard to the figures of 8.5% and 12% as 
above.

(ii) provide details of the total available places and the 
current spare capacity in local schools (a letter from 
the principal of the schools shall be required as part 
of the planning application). 

(iii) Where there is found to be a shortfall with regard to 
facilitating the population of the proposed 
development in local schools the onus shall be on 
the developer to demonstrate how additional 
capacity can be achieved. 

H8 To ensure that the names of residential developments 
reflect local place names, language or topographical 
features as appropriate and the use of old names from the 
locality as far as possible.

H9 To adopt the ‘White Light’ Compact Fluorescent Lamp 
(CFL) public lighting concept for all new residential 
estates.
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(iv) The consideration of the requirements of the 
elderly and those with particular mobility 
requirements in the design of development 
schemes.

(v) That solar panels be encouraged in the design of 
development schemes in the interests of 
sustainability, particularly on south facing walls. 
All proposed developments shall have due regard 
to the energy performance of buildings 
as noted in EC Directive 2002/91/EC 
www.managenergy.net/products/R210.htm 
http://www.managenergy.net/products/R210.htm 
for complete wording of Directive).

(vi) All extensions to residential buildings shall be 
sympathetic in massing and scale to the existing 
building.

The Collinstown Masterplan must clearly show how
these principles are incorporated into the design
scheme for the site.

H4 To ensure that all residential and mixed use 
development proposals comply with the following recent 
DoEHLG publications:

(i) ‘Sustainable Residential Development in Urban
Areas –Guidelines for Planning Authorities’ 
(December 2008) and 

(ii) ‘Urban Design Manual – A best practice guide, A 
companion document to the Planning Guidelines 
on Sustainable Residential Development in Urban 
Areas’ (December 2008). 

It is considered that both documents provide essential 
guidance to improving the quality of design and layout of 
development schemes and should be used by; 

(i) developers/agents, in the preparation of 
development proposals,

(ii) the public, in gaining a greater understanding of the 
development proposals,

(iii) planners, in the assessment of development 
proposals.

It is strongly advised that all relevant parties have regard to
both documents when preparing or assessing development
proposals. Both documents can be viewed in full on the
DoEHLG website www.environ.ie/en/ > Planning /
Development > Publications and Documents).

H5 To ensure that all new residential accommodation meets 
the necessary standards of health, sanitation and design, 
and are carried out in accordance with the 
‘Recommendations for Site Development Works for 
Housing Areas’ (DoEHLG 1998).

H6 To take the conventional housing element of residential 
developments in charge once they have been completed 
to the satisfaction of the planning authority.

In mixed developments that consist of ‘conventional 
houses’, apartments and commercial/retail 
developments, the public infrastructure should be laid out 
and constructed in such a manner so that there is clear 
distinction between the areas and infrastructure that are 
to be taken in charge and those that will be managed by a 
management company.

Kildare County Council recognises that certain 
development types, (such as apartment blocks or 
developments that consist predominantly of apartment 
blocks and where it would not be practical to isolate the 
infrastructure serving the apartment blocks from the 
conventional housing element of the development) 
require the creation of management companies to 
manage and maintain the communal areas in the 
development.

In developments where management companies are 
required, these companies should be constituted in 
accordance with ‘The Draft Guidelines on the Governance 
of Apartment Owners’ Management Companies’ 
published by the Office of the Director of Corporate 
Enforcement, December.2006) or any future national 
legislation or guidelines.

Where management companies have been formed for 
conventional housing estates or for the conventional 
housing element of mixed use estates, the County Council 
will take these estates in charge when they have been 
completed to the satisfaction of the County Council on 
condition that the management company is wound up 
when the estate has been taken in charge. 25



4.1 Objectives 
In addition to the policies of the Council outlined in Chapter 4
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

C 1 To promote the development of specific community and 
cultural facilities within the lands at Collinstown, 
including:

(i) A civic performance area to accommodate 
professional and amateur groups within a state-of-
the art performance space located within a high 
profile architectural landmark building located 
adjacent to the Town Centre.  This facility will be 
developed by the private sector but will perform an 
important civic and community function. 

(ii) To promote the provision of appropriate 
childminding and childcare facilities and services 
within the site in accordance with the Childcare 
Guidelines for Planning Authorities, 2001.

(iii) To promote the development of high quality 
communal play areas within mixed use and 
residential parts of the site.

C 2 To continue to liaise with the Department of Education 
regarding the availability of school places in the wider 
Leixlip area.

C 3 To support the policies and recommendations outlined in 
the “Safer Routes to School Initiative” (DTO 2005), to 
ensure adequate pedestrian access and safer routes to 
school throughout the site and the wider area.

C 4 To support and facilitate the improvement of a health 
centres / local clinic within the site to enhance its 
interaction with the wider community.

C5 To support and facilitate the development of educational 
facilities on lands zoned ‘Major Town Centre’ in the Local 
Area Plan.
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3.1 Objectives
In addition to the policies of the Council outlined in Chapter 2
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

E 1 To facilitate the development of an appropriate level of 
commercial, office, light industrial and warehousing 
development.

E 2 Industrial and employment areas shall be designed and 
laid out to create a strong sense of place.  Features such 
as landscaping – hard and soft, and the use of gateway 
buildings will be important in creating attractive places to 
work and visit and in ensuring that high quality 
commercial environments become characteristic of the 
Town.  Key considerations in the development of these 
sites will be:

1. Entrance Treatments and Gateway Buildings - The 
front of industrial and employment sites should be 
treated to create a positive impression.  Landscaping 
and front boundary treatment should both provide an 
entrance feature, in addition toinformative and 
directional signage and screening of larger scale 
buildings.  Buildings to the front of a site should be 
orientated to act as landmarks and architectural 
features.  The front building line shall be as 
determined in consultation with the Planning 
Authority and, where required, the existing roadside 
boundary shall be set back.

2. Site Layout and Hierarchy of Uses - Where an 
employment site accommodates a mixture of office 
and industrial type uses, the front of the site – and 
indeed each plot, should be characterised by areas – 
such as reception and administration areas, 
frequented by visitors.  Heavier industrial uses should 
be set back within the site so that, in time, the 
industrial area develops as an office / administration 
zone to the front with industrial areas concealed to the 
rear.

3. Provision of On-Site Parking and Service Areas - 
Adequate provision shall be made on the site for 
the parking of vehicles, storage and stacking space. 
Storage and stacking areas shall be located to the rear 
of the building or where such facilities are located at 
the side, provision for screening shall be made.

4. Compatibility of Adjoining Land Uses - Any 
industrial or commercial development shall not be 
injurious to the residential amenity of adjoining 
properties.

5. Landscaping - A landscaped buffer zone (minimum 5-
10 metres) will be a requirement of planning 
permission for any Industrial/Warehousing 
development where it adjoins another zoning or 
where it would seriously injure the amenities of 
adjoining land uses.

Landscaping and innovative layouts minimise the scale 
of large-scale industrial developments

3. Industry and Employment 4. Community, Educational, Childcare 
and Cultural Facilities
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5.4 Solid Waste 
5.4.1 Objectives
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

SW 1 To ensure that the site has an adequate solid waste 
collection system. 

SW 2 To identify and actively pursue additional suitable 
locations within the site for the provision of recycling 
facilities and to promote the delivery of high quality 
and innovative solutions such as underground 
recycling banks. Traditional recycling facilities shall not 
be located within 50 metres of any residential unit(s) 
and shall provide for the following;

(i) an area of at least 10m by 4m in size

(ii) truck access and clearance heights

(iii) a hard standing area

(iv) a vehicle set down area only with no permanent 
parking provision. 

5.5 Flooding
FL 1 A suitable buffer zone from the Canal should be 

determined in consultation with Waterways Ireland, 
NPWS and the OPW as part of the preparation of the 
Masterplan.

5.6 Telecommunications 
5.6.1 Objectives
In addition to the policies of the Council outlined in Chapter 9
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

T 1 To promote the expansion of broadband, along with 
wi-fi and wireless technology. Ducting should be shared 
where possible and underground services should be 
placed where they create minimum disturbance to road 
users.

T 2 To require prospective applicants, through the site 
Masterplan, to liaise with the ESB and relevant end-users 
to facilitate, where possible, the ducting and 
underground routing of overhead powerlines across the 
site.
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5.1 Water 
5.1.1 Objectives 
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

W 1 To facilitate the servicing of lands within the 
Collinstown LAP in co-operation with prospective 
applicants and in-line with an identified strategy as set 
out in the Masterplan, based on available water and net
work supply.

W 2 To minimise wastage in the water supply network. 

W 3 To preserve free from development the way leaves of all 
public water mains. 

W 4 To implement the ‘Polluter Pays Principle’ for 
non-domestic usage.

5.2 Surface Water 
5.2.1 Objectives
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan it shall be an objective of the council:

SU 1 To ensure that the development of these lands 
incorporates appropriate mechanisms for the 
sustainable management of surface water such as those 
set out in the SUDS literature. These should also be 
outlined in the site Masterplan.

SU 2 To require on site surface water attenuation measures if, 
in the opinion of a Planning Authority, a development is 
likely to cause flooding or potentially destructive storm 
surges in existing water courses. 

5.3 Wastewater
5.3.1 Objectives
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

WW 1 To ensure that the necessary drainage facilities to 
serve the needs of all development are provided as 
part of the site Masterplan.

WW 2 To ensure the separation of foul and surface water 
effluents through the provision of separate sewerage 
and surface water networks.

WW 3 To preserve free from development the way-leaves of 
all public sewers. 

WW 4 To ensure that all new developments on the site 
utilise and connect to existing water and wastewater 
infrastructure. 

WW 5 To ensure that all licensable operators discharging 
waste-water are operating within permitted limits.

5. Public Utilities
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6.2 Public Transport
6.2.1 Objectives
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

PT 1 To enact the land use zoning set out in this Plan in-line 
with the delivery of specific improvements to the public 
transport facilities servicing the site, namely:

• The development of a new train station at the 
centre of the site to serve the Collinstown 
development and also proximate facilities such as 
the Intel facility;

• The development of a new Park and Ride facility at  a 
central location on the site, ideally utilising largely 
underground car parking and serving public 
transport connections as well as the commercial and 
residential elements of the development. A strategic 
Park and Ride facility shall form part of the overall 
development scheme. Part of this Park and Ride 
facility shall be dedicated for the sole use of rail line 
users.

• The development of a sub-regional bus hub within 
the site, where feasible, making Collinstown a focal 
point for public and private buses servicing the North 
Kildare area.

• The interim development of a bus link between the 
Collinstown site and Park and Ride facility, Intel, the 
Louisa Bridge railway station and Leixlip Town 
Centre to provide access to higher quality public 
transportation and to facilitate development on the 
site.  It is envisaged that this bus link may be 
provided by the site developers as a mechanism 
within the Sustainability Mobility Strategy for the site.

In the interests of clarity, Kildare County Council will 
require significant detailing of the delivery of such 
proposals within the Mobility Management Plan 
associated with the site Masterplan including details of 
the proposed services costs of service provision and 
delivery dates. The railway station shall be delivered as 
part of Phase 1 of the overall development proposal.

Furthermore, the permitting of developments under 
this Local Area Plan will be contingent on the delivery of 
these improvements.  Where planned improvements 
are not forthcoming, applications for development may 
be refused permission on the basis of prematurity 
pending the delivery of improved facilities.

PT 2 To ensure where possible, that all public transport is 
accessible to the disabled. 

6.3 Pedestrian and Cycle Networks
6.3.1 Objectives
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

PC1 To implement the key principles of permeability of 
accessibility in the development and masterplanning of 
the site through the proactive planning of links and 
routes through the site.  

A permeability strategy will be prepared at the 
Masterplan stage for the site to address the key issues of 
moving people and vehicles through and into the site.  
This Plan provides for the creation of enhanced links 
into and throughout the site having regard to the 
guidance set out in the ‘Manual for Streets’ and other 
prevailing policy and guidance documents.  These must 
be explored and refined in the Masterplan to the 
satisfaction of the Planning Authority.

Development layouts must be designed to provide / 
address the following: 

(i) Layouts must prioritise and maximise the safe 
movement of pedestrians and allow for traffic 
calming by design, throughout the scheme. In this 
regard curved routes shall be preferred as 
opposed to long, straight stretches of roadway – 
particularly on higher grade roads where traffic 
speeds are likely to be more problematic. 
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6.1 Roads, Streets and Car Parking
6.1.1 Objectives
In addition to the policies of the Council outlined in Chapter 3
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council: 

TR1 To implement a Mobility Management Strategy 
promoting the principles of sustainable mobility 
throughout the site, in-line with the principles 
underlying the site Masterplan, having regard to the 
recommendations of the Dublin Transportation Office 
and the relevant Council’s Departments.  

This Strategy will address the mobility issues associated 
directly with the site as well as with the links with Leixlip.  
Where appropriate it may identify mitigation measures 
outside the Collinstown Site – such as road 
improvements, signage improvements etc. which may 
be undertaken and appropriately funded to facilitate 
the development of Collinstown.

This strategy will be prepared in consultation with 
Kildare County Council as part of the Masterplan for 
Collinstown.

TR2 To maintain, and improve as required, the local road 
network serving the site and to ensure a high standard 
of road quality and safety in the creation of a limited 
number of new access / egress points onto these roads.

TR3 To require the delivery of improved public transport 
facilities serving the site, namely:

• Development of a shuttle bus service between the 
site and key facilities in the locality including Intel, 
Louisa Bridge and Confey Railway Stations, and 
Leixlip Town Centre;

• Development of a shuttle bus service between 
Leixlip, Celbridge, Maynooth and Kilcock to provide 
for car-free trips between these urban centres;

• Provision of a Park-and-Ride facility within the 
Collinstown development;

• Development of a new station to serve Collinstown 
and West Leixlip within the subject lands.

Negotiations to secure the delivery of these services will 
form a key part of the Mobility Management Strategy for 
Collinstown.  In the preparation of this Strategy, a 
detailed phasing plan for the implementation of these 
services must be provided and agreed. The railway 
station shall be delivered as part of Phase 1 of the over
all development proposal. The  Transport Hub shall be 
located adjacent to the train station.

TR 4 To ensure that local roads within residential 
developments are designed and used as multi-purpose 
spaces or ‘home zones’.  These roads will provide 
controlled access for vehicles at calmed and reduced 
traffic speeds with shared use for bicycles.  Paths will be 
separated at-grade and will link with road / vehicular 
corridors as well as open spaces.  Full compliance with 
prevailing road engineering standards will be required 
along with good practice in terms of road layout and the 
design of the relationship between buildings and 
spaces.

TR 5 To ensure the orderly provision of dedicated car parking 
to serve all aspects of development in Collinstown – 
including public / commuter parking and parking 
directly associated with residential, retail and 
commercial developments.

TR 6 To ensure insofar as possible that all transport facilities 
and services (including car parking) are accessible to 
people with mobility needs. Car parking shall generally 
be provided in accordance with “Buildings for Everyone” 
2002 published by the National Disability Authority. 

TR 7 To facilitate and encourage cycling as a more 
convenient, popular and safe method of transport, 
through the designation of a cycle network, linking 
population, commercial, community facilities and 
transport nodes.

TR 8 To ensure the provision of permanent durable surfaces 
to all public and private car parking facilities, cycle and 
walking tracks.

TR 9 To promote the planting of native species when 
considering the landscaping requirements of new 
transport networks.

6. Transportation
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7.1 Objectives
In addition to the policies of the Council outlined in Chapter
13 of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council: 

AR 1 To require the preparation of a landscaping strategy for 
the site within the Collinstown Masterplan area to 
ensure that new development delivers a high quality 
local environment for all users.  

The integration of this landscaping strategy with the 
permeability strategy will be promoted by the Council 
thereby ensuring that pedestrian links are well 
integrated into both the built environment and open 
spaces set within the development.

The Landscape strategy will be a central element of the 
site Masterplan and must be prepared by a suitably 
qualified person.  It will include proposals for the 
following:

I. An urban space to the north of the site centred on 
the Royal Canal.  This space will incorporate the 
buffer zone associated with the Canal which shall 
be determined in consultation with Waterways 
Ireland, NPWS and the OPW as part of the 
preparation of the Masterplan for Collinstown. The 
urban space will also accommodate a new 
pedestrian bridge(s) which will link this northern 
section of the site and the proposed railway 
station and mixed use developments to the south, 
as well as opening up the site to the proximate 
developments at Intel and along the R148.  It will 
be designed and detailed having regard to the 
environmental sensitivity of the Canal and will be 
subject to a detailed environmental assessment;

II. Hard landscaping treatment for a new pedestrian 
crossing across the R449 linking lands to the east and 
west;

III. ‘hard’ landscaping proposals for smaller urban 
spaces and links to include a footpath and a 
bicycle path network permeating the site;

IV. formal proposals for a hierarchy of public open 
spaces throughout the site to include;

(i) landscaped pedestrian and cyclist link routes 
along desire lines (e.g. connecting residential 
areas with commercial, community, educational 
and employment uses). These routes shall also be 
suitable for the requirements of disabled users. 
Communal bicycle racks shall be provided as an 
integral part of any residential scheme. 

(ii) central, functional, accessible and adequately 
overlooked areas of public open space. 

(iii) smaller areas of usable, functional, accessible and 
central areas of open space throughout the 
remainder of the development site.

(iv) having regard to both (ii) and (iii) above, 
residential units or focal points of activity – such 
as clusters of retail units, shall front onto areas of 
open space. Gable walls or stretches of blank 
walls shall not be permitted to front onto these 
areas. 

V. details in relation to public art and focal points that 
will be provided throughout the site;

VI. proposals in relation to planting areas including 
details of planting and a maintenance scheme for 
same;

VII. seating arrangements both formal and informal 
throughout the site;

VIII. details in relation to signage throughout the site 
and within the wider area – notably between the 
train stations and Leixlip Town Centre and 
Collinstown;
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(ii) Priority shall be given to the movement of 
pedestrians throughout the site, providing 
footpaths and lighting along appropriate desire 
lines, for example connecting residential units to 
areas of open space and transport hubs, and 
connecting areas of open space to each other.  
Furthermore, desire lines between facilities within 
the site and also those lying outside the site 
boundaries – including Leixlip Town Centre, 
should be ‘built into’ site layout and design. 

(iii) Variety in the layout of the development scheme 
particularly with regard to the provision of key 
development features namely open space, car 
parking, etc. having regard to the indicated 
development densities. The monotony of long 
stretches of residential units in a linear format 
shall not be permitted.

(iv) Interaction with the local environment will be 
important in creating a strong sense of place. 
Excessive stretches of blank wall shall not front 
any public road within the development scheme.

(v) New developments shall not closely overlook or 
over-shadow the rear curtilage of existing 
dwellings and where this is found to be the case, 
planning permission will not be favourably 
considered. 

(vi) Development shall not be permitted on 
designated areas of open space that form part of 
a site layout for previously permitted 
development.

(vii) Parking areas shall be sensitively designed, 
appropriately landscaped and carefully integrated 
into the overall development scheme.

PC2 To ensure that adequate secure bicycle parking facilities 
are provided as part of new recreational, retail and 
commercial developments and that cycle lanes are 
provided to complete a network of safe, convenient and 
pleasant cycle and pedestrian links between facilities on 
the site as well as Leixlip town centre, schools, 
recreational facilities, the railway stations, major 
employers and residential areas.

PC3 To ensure the development of ‘shared surface’ and 
similarly passively calmed environments within housing 
developments. Surfaces should be different colours to 
distinguish the intended uses.

7. Amenity and Recreation
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8.1 Town Centre Objectives
In addition to the policies of the Council outlined in Chapter 7
of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council: 

MTC1 To facilitate the development of  a large-scale 
retail core within the Collinstown Town Centre over a 
20 year period.

This phased development will be permitted on an 
incremental basis having regard to prevailing retail 
strategies and plans over time.  Kildare County Council 
anticipates that this significant quantum of 
development will be facilitated in a number of 
planning applications.  Each application will be subject 
to detailed assessment. Where Kildare County Council 
considers that an impact may be inappropriate and 
that the proposed development does not comply with 
the provisions of the Regional and County Retail 
Strategy and County Development Plan, planning 
permission may be refused.

These lands represent a key opportunity for the 
development of buildings of a contemporary style and 
architecture.  Innovation in design, layout and 
approach will be welcomed.  It will be a policy of 
Kildare County Council to grant permission for 
development only where such high standards of site 
design are achieved.

Residential densities will have regard to the proximity 
to public transport and the separation between the 
development site and existing residential units as well 
as the overall desire to create a strong sense of place 
and belonging.

Site-specific densities will depend on the distance 
from public transport, location within the site etc. but 
overall net development densities of 50 units per 
hectare (as specified in the prevailing residential 
density guidelines) should be achieved.  

Strong adherence to the development objectives set 
out here – particularly with respect to the provision of 
public and private open space, will be critical in 
achieving these high development yields. 

The lands zoned Major Town Centre in this Plan 
comprise seven sites – A1 to A7.  Figure 1 and the text 
below identifies the site specific advice for each site.
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Key principles for all development will be:

(i) At an application stage, detailed individual 
landscaping / planting schemes shall include the 
location, number and types of plants/native trees, 
together with a clear and concise planting 
programme. Existing trees/planting on site shall 
be incorporated into any development scheme 
unless the poor condition of such trees/planting 
would merit the removal of same. In such 
instances a case shall be made in writing, together 
with the planning application, for their removal. 
Existing mature hedgerows provide a unique 
habitat for wildlife and all new developments shall 
protect mature hedgerows and include them as an 
integral part of the overall development design.

(ii) The preservation and reinforcement of existing 
mature trees and hedgerows in new residential 
areas where feasible. The felling or elimination of 
existing mature trees and hedgerows shall be 
strongly resisted 

AR 2 To promote the development of a new civic public space 
and plaza focussed on the Royal Canal to the north of 
the site.  This space will link with the Royal Canal Walk 
and also accommodate a new pedestrian bridge(s). It 
may also provide an outdoors performance space to link 
with the adjacent Civic Performance facility.  

AR 3 To protect existing open spaces and recreational uses 
from encroachment by other unsuitable and 
incompatible uses. 

AR 4 To improve existing open space areas in housing 
developments that have  been taken in-charge by the 
Council.

AR 5 To continue to co-operate with community and sports 
bodies in the development of the Canal and other 
recreational areas in Collinstown. 

AR 6 To prohibit the loss of existing public and private 
recreational open space unless alternative recreational 
facilities are provided at a suitable location. 

8. Major Town Centre
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Site A1
Size and Zoning: 4.27 Ha of land zoned for Major Town Centre
– A (c. 4.2 Ha).  Land use policies as per the land use zoning
matrix.

Site sensitivities: Key corner site at the entrance to Leixlip and
proximate to Collinstown House – a Protected Structure.

Development Density: Indicative net residential 
development density of 50 units per hectare having regard to
the proximity to public transport etc.

Access: Direct access from a new road joining with the R148
into the site is proposed.  The site lies due north of the site of
the proposed new railway station.

Building Form and Height:

• Residential units will be in the form of apartments.

• Buildings will be typically four-storeys in height 
although a taller building may be appropriate at the 
corner site (as indicated) where this contributes to 
the creation of a landmark junction and edge.

• Buildings should create new formal spaces within the 
site and opportunities for the use of outdoor play, 
display and activity areas by all users.

Public Open Space: 15% of the overall site shall be reserved
for the provision of public open space with appropriate 
separation of spaces for residential users. This will include
open space along the Royal Canal which shall be landscaped
and developed as a publicly accessible amenity area in-line
with the protection of its ecological and amenity value.

Private Open Space: Development Plan standards apply.

Street Frontage: Creation of a strong frontage onto the
adjoining roads (existing and proposed) is appropriate.

Frontage onto the canal should maximise the overlooking and
passive observation of that public amenity area and 
contribute to its character as a public space.

Circulation / Permeability: Site should be highly permeable
– particularly given proximity to the new train station.

Site A2
Size and Zoning: 6.7 Ha of land zoned for Major Town Centre
– A.  Land use policies as per the land use zoning matrix.

Site sensitivities: Key site at the entrance to Leixlip and along
the Royal Canal; includes Collinstown House – a Protected
Structure.

Development Density: Indicative net residential 
development density of 50 units per hectare depending on
proximity to public transport etc.

Access: Direct access from a new road joining with the R148
into the site.

Building Form and Height:

• Residential units will be in the form of apartments.

• Buildings will be typically two- to three-storeys in 
height except adjacent and to the rear of Collinstown 
House where building height will be in the region of 
one- to two-storeys depending on the impact on the 
character and setting of the protected structure.

Public Open Space: 15% of the overall site shall be reserved
for the provision of public open space with appropriate 
separation of spaces for residential users. 

In addition the development of this site will provide for the
delivery of open space along the Royal Canal which shall be
landscaped and developed as a publicly accessible amenity
area in-line with the protection of its ecological and amenity
value.

Private Open Space: Development Plan standards apply.

Street Frontage: Creation of a strong frontage along the R148
is desirable.  Frontage onto the canal should maximise the
overlooking and passive observation of that public amenity
area and contribute to its character as a public space.

Circulation / Permeability: Site should be highly permeable
– particularly to ensure sustainable links to the nearby public
transport facilities.
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Private Open Space: Development Plan standards apply.

Street Frontage: Creation of a strong frontage onto the R449
is critical to achieving a sense of place and context for the site.
Frontage onto the canal should maximise the overlooking and
passive observation of that public amenity area and 
contribute to its character as a public space.

Circulation / Permeability: Site should be highly permeable –
particularly given the need to accommodate access for all to
the new train station and other public transport service.

Site A5
Size and Zoning: 10.06 Ha. Zoned for Major Town Centre A.
Land use policies as per the land use zoning matrix.

Site sensitivities: The south-western edge marks the 
urban-rural edge to the site and Leixlip town.

Access: Direct access from the new road which bisects the
site.  A single access road from this point is preferred for road
safety reasons over any new entrances from the R449.

Building Form and Height:

• Building size and scale will be dictated by technical 
and operational requirements but will be typically 2 
to 3 storeys.

• Site landscaping will be required to minimise the 
visual impact of buildings – particularly when viewed 
from the approach into Leixlip and the adjoining rural 
lands.

Street Frontage: Creation of a strong frontage onto the R449
may be appropriate where this can enhance the approach into
Leixlip.

Circulation / Permeability: Parking and circulation routes will
be designed having regard to the requirement for a variety of
vehicles to move through the site while protecting the quality
of the environment for residents, visitors and staff who wish
to walk or cycle.  Pedestrian and cycle routes should be 
integrated into site design and layout and comply with
Council standards.

Site A6
Size & Zoning: 4.7 Ha. zoned for ‘Major Town Centre’ (A) Land
use policies as per the land use zoning matrix;

Site sensitivities: The road frontage onto the R449 
establishes the character of the entrance to Leixlip.

Development Density: Net development density shall have
regard to the proximity to public transport.

Access: Direct access from the R449 into the site is proposed
and there will be a restriction to one single vehicular opening
onto that road.  

Building Form and Height:

• Residential units will predominantly be in the form of 
houses.

• Buildings will typically be two to three-storey in 
height.

Public Open Space: 15% of the overall site shall be reserved
for the provision of open space.

Private Open Space: Development Plan standards apply.

Street Frontage: Creation of a strong frontage onto the R449
may be appropriate where this can enhance the approach into
Leixlip.

Circulation / Permeability: Pedestrian and cycle routes
should be integrated into the site design and layout and com-
ply with Council standards.  Links and routeways should be
designed having regard to the Council’s requirements with
respect to road safety and passive design to control speeds
and create safe ‘home zones’.
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Site A3
Size and Zoning: 4.5 Ha of land zoned for Major Town Centre
– A.  Land use policies as per the land use zoning matrix.

Site sensitivities: Edge site directly adjoining agricultural
land.

Development Density: Indicative net residential 
development density of 50 units per hectare depending on
proximity to public transport etc.

Access: Direct access from the new road that links with the
R449.

Building Form and Height: Buildings will be smaller scale in
order to establish a demarcation between rural and urban
development.

• Residential units will be in the form of apartments 
and housing.

• Buildings due south of the Canal will be typically 
three-storeys in height to provide a strong edge 
along this open space.

• The edge to the east – adjoining site A4, could 
accommodate a three- to four-storey building if 
appropriate and where this contributes to the 
creation of a strong streetscape between sites A3
and A4. 

• Buildings on the southern edge will be 1- to 2-storey 
and should be set within a band of landscaping.

Public Open Space: 15% of the overall site shall be reserved
for the provision of public open space with appropriate sepa-
ration of spaces for residential users. 

In addition the development of this site will provide for the
delivery of open space along the Royal Canal which shall be
landscaped and developed as a publicly accessible amenity 
in-line with the protection of its ecological and amenity value.

Private Open Space: Development Plan standards apply.

Street Frontage: Frontage onto the canal should maximise
the overlooking and passive observation of that public 
amenity area and contribute to its character as a public space.

Circulation / Permeability: Site should be highly permeable
to ensure a strong link between services on this and adjoining
sites.

Site A4
Size and Zoning: 7.1 Ha site zoned for Major Town Centre – A
Land use policies as per the land use zoning matrix.

Site sensitivities: Key central site accommodating services
such as the new train station.

Access: Direct access from the R449 new access road into the
site is proposed.

Building Form and Height

• Residential units will be in the form of apartments.

• Buildings will be typically four-storeys in height to 
create a critical mass of development in the centre of 
the site.

• Public access to facilities – namely the train station 
and other public transport services in the site will be 
key.

• Buildings should create new formal spaces within the 
site and opportunities for the use of outdoor play, 
display and activity areas by all users.

Development Density: Indicative net residential 
development density of 50 units per hectare depending on
proximity to public transport etc.

Public Open Space: 15% of the overall site shall be reserved
for the provision of public open space with appropriate 
separation of spaces for residential users. This will include
open space along the Royal Canal which shall be landscaped
and developed as a publicly accessible amenity area in-line
with the protection of its ecological and amenity value.
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9.1 General Heritage – Objectives
In addition to the policies of the Council outlined in Chapter
17 of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

HE1 To protect, conserve and enhance the natural, built 
and archaeological heritage through all plans, 
programmes and policies.

HE2 In relation to designated sites, recorded monuments 
and places and built heritage items, potential 
developers should consult with relevant agencies as 
early as possible to ensure that heritage concerns are 
considered early in the planning process. 

9.2 Natural Heritage – Objectives
In addition to the policies of the Council outlined in Chapter
17 of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

NH 1 To promote the development of the Royal Canal as a 
natural heritage area and to protect that designated 
wildlife site from any development that would 
adversely affect its conservation value.

NH 2 To protect, by way of Tree Preservation Orders, trees 
and groups of trees of special amenity value along 
the north bank of the Canal at Collinstown.

NH 3 To identify, protect, conserve, and enhance, wherever 
possible, wildlife habitats and species of local 
importance, not otherwise protected by legislation. 
Such habitats would include woodland, river, grassland 
areas and field boundaries (hedgerows, stone walls and 
ditches). Such features form part of a network of 
habitats and corridors, which allow wildlife to exist and 
flourish. 

NH 4 To have regard to the County Bio-Diversity Plan, when 
completed and integrate the consideration of 
bio-diversity into all development proposals in order to 
ensure the protection and enhancement of this 
important aspect of the local environment.

NH 5 To ensure that any development proposal within the 
vicinity of or having an effect on the Canal, will provide 
sufficient detail illustrating how it will limit any 
possible impact upon it and will include proposals for 
appropriate amelioration. In all such cases the 
developer shall consult with the National Parks and 
Wildlife Section of the DoEHLG. 

NH 6 To Prohibit development where it is likely that 
damage would be caused either to trees protected by a 
Tree Preservation Order or, to those which have a 
particular local amenity or nature conservation value. 
Development that requires the felling of mature trees 
of amenity value, conservation value or special interest 
notwithstanding the fact that they may not be listed in 
this Plan, will be discouraged.

NH 7 To encourage the protection of hedgerows, which 
provide a unique habitat for wildlife. It shall be 
expected that all new developments protect mature 
hedgerows and include hedgerows as an integral part 
of the overall development design.

NH 8 To preserve views and prospects of The Royal Canal 
and Aquaduct and that form the settings and environs 
of all Protected Structures.

NH 9 Planning applications must;

(i) Identify all ecological corridors which are present on 
the proposed development lands (including 
hedgerows and masonry stone walls) that are likely to 
be affected by the development proposal,

(ii) Identify any losses to these corridors which would 
result if the application in question was granted, and

(iii) Show that such losses would be fully offset, if the 
application was to be granted, through the 
replacement of the relevant corridors, with corridors 
composed of similar species prior to any losses to the 
existing corridors.
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Site A7
Size & Zoning: 5.7 Ha. zoned ‘Major Town Centre’ (A) Land use
policies as per the land use zoning matrix.

Site sensitivities: Need to protect the amenities of existing
residential properties in the area; Existing high voltage 
power-lines crossing the site.

Development Density: Indicative net development density
of 25 units per hectare to protect the amenities of existing
properties at Gleneaston.  

Access: Direct access from the R449 into the site is proposed
and there will be a restriction to one single vehicular opening
onto that road to service both the A6 and A7 site.  

Building Form and Height:

• Residential units will predominantly be in the form of 
houses.

• Buildings will be of a low scale and typically limited to 
two storey in height.  Single storey buildings may be 
appropriate where specialised housing needs such as 
housing for the mobility impaired, older persons, 
etc. are being met.

• A three storey ‘edge’ may be provided along the 
frontage with the R449 subject to compliance with 
Development Plan standards and the principles of 
good design.

Public Open Space: 15% of the overall site shall be reserved
for the provision of open space.

Private Open Space: Development Plan standards apply.

Street Frontage: Creation of a strong frontage onto the R449
may be appropriate where this can enhance the approach into
Leixlip.

Circulation / Permeability: Pedestrian and cycle routes
should be integrated into site design and layout and comply
with Council standards.  Links and routeways should be
designed having regard to the Council’s requirements with
respect to road safety and passive design to control speeds
and create safe ‘home zones’.

MTC2 To support the provision of integrated leisure facilities 
within the Mixed Use Town Centre, including a 
multiplex cinema, bowling alley, etc in addition to a 
dedicated theatre / performance space.  The location 
of the aforementioned theatre / performance space 
should be at a high profile location ideally within the 
most accessible sites – Site A1 or Site A4.

MTC3 To redress the deficit of existing shopping facilities in 
the wider context of Leixlip Town through the 
implementation of this Plan and the County Retail 
Strategy.

MTC4 To require a strong street frontage where possible onto 
roads and footpaths, creating definite building lines 
and continuity of the town structure. 

MTC5 To ensure that the design of all commercial units is of a 
high standard and respects the character of the 
surrounding built environment, respects existing 
building lines and contributes toward the creation of a 
well-defined streetscape. The development of 
large-scale retail, retail warehousing or buildings of a 
warehouse/shed like design shall not be permitted in 
the town or in close proximity to residential units. 

MTC6 To ensure that all shopfronts, signage and 
advertisements do not visually detract from the 
quality of the streetscape. Poor signage, inappropriate 
signage (in particular neon and plastic signs), 
projecting lights, internally illuminated signs and 
projecting signs shall not be permitted. 

9. Heritage



It shall be an objective of the Council;  

ENV 1To require developers to demonstrate how they will 
implement a “green agenda” in building design, 
construction and operation. In terms of environmental 
performance encompassing building design, energy 
efficiency, waste/waste water management, 
construction and demolition waste, mobility 
management and CO2 reduction all new developments 
shall demonstrate how they intend to integrate best 
practice in the form of a written submission 
accompanying planning applications in line with the EU 
Directive 2002/91/EC on the Energy Performance of 
Buildings. The implementation date for these 
sustainable building practices outlined above was 1st 
January 2008. All applicable developments seeking 
planning permission from that date will be 
subject to compliance with this policy (see 
www.managenergy.net/products/R210.htm for 
complete wording of Directive)

ENV 2 To encourage the development of renewable energy 
and the development of energy infrastructure while 
ensuring that residential amenities and the visual 
amenity of the local environment are protected.

ENV 3 To ensure that illegal dumping does not occur either 
in or adjacent to the Royal Canal. 

ENV 4 To improve the vegetation management along the 
Royal Canal.
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NH 10 A suitable buffer zone will be maintained between all 
water bodies and any development. The extent of the 
riparian buffer zone should be determined in 
consultation with a qualified ecologist and an 
engineer or hydrologist as appropriate. In all instances 
however a buffer of 2.5metres of vegetation shall be 
retained along the river bank to mitigate against 
pollution risks, reduce flooding potential and 
maintain habitats. In the event of lighting being 
proposed along river or canal corridors an Ecological 
Impact Assessment (and where necessary an 
Appropriate Assessment) including bat and otter 
survey shall be conducted by specialists. The 
recommendations of the specialist studies shall be 
implemented. No lighting shall be installed without 
prior consultation with NPWS and shall be in line with 
advances in knowledge into the impact of lighting on 
bats and other species and also to reflect advances in 
technology in the lighting industry.   

NH 11 To ensure that any development proposal within the 
vicinity of or having an effect on a designated site, or 
adjacent to/within an SAC will provide sufficient detail 
illustrating how it will limit any possible impact upon 
the designated site and will include proposals for 
appropriate amelioration. Any proposed 
development which has the potential to impact on a 
Natura Site will be screened for Appropriate 
Assessment.  In all such cases the developer shall 
consult with the National Parks and Wildlife Section of 
the DoEHLG.

9.3 Built Heritage 
9.3.1 Objectives
In addition to the policies of the Council outlined in Chapter
17 of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

BH 1 To ensure that new development in the vicinity of the 
Protected Structure at Collinstown House, is 
appropriate to the setting and character of that 
building.

BH 2 To protect, promote and improve the understanding of 
the local built heritage having particular regard to the 
contribution, development makes to the character, 
appearance and quality of the local streetscape and the 
sustainable development of Leixlip.

9.4 Archaeological Heritage 
9.4.1 Objectives
In addition to the policies of the Council outlined in Chapter
17 of the Kildare County Development Plan (2005-2011) or the
relevant chapter of any subsequent County Development
Plan, it shall be an objective of the Council:

AH 1 To protect and preserve items of archaeological 
interest from inappropriate development that would 
adversely effect and/or detract from the interpretation 
and setting of these sites.

10. Environment
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Uses other than the primary use for which an area is zoned
may be permitted provided they are not in conflict with the
primary use zoning objective. The Zoning Matrix (see Table 4)
illustrates a range of land uses together with an indication of
their broad acceptability in each of the land use zones. The
land use-zoning matrix is intended to provide guidance to
landowners and developers and is not intended to supplant
the normal planning process. An indication that a proposal
would be ‘permitted in principle’ from the matrix should not
be taken to imply a granting of permission, or indeed that a
planning application may necessarily be successful.

Application of Zoning Policy
It is an objective of the Council to carry out its development
control function in accordance with the Matrix Table for each
zone. However, it should not be assumed that if a proposed
development complies with the Matrix Table, it would 
necessarily be accepted. The matrix relates to land use only.
Other factors including density, building height, design 
standards, traffic generation, environmental factors and so
on, are also relevant in establishing whether or not a 
development proposal would be acceptable in a particular
location and conforms to the proper planning and 
development of the town.

Definition of Terms
Permitted in Principle
The Council will seek to ensure the development of lands and
properties in accordance with the Zoning Objectives set out in
this section of the plan. Land uses designated under each 
zoning objective as 'Permitted in Principle' are generally
acceptable, subject to compliance with those objectives as set
out in Part B of this Local Area Plan and the policies and 
objectives of the Kildare County Development Plan 2005-
2011.

Open for Consideration
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 the Council is satisfied 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.

Not Permitted

Land uses which are indicated as 'Not Permitted' in the Land
Use Zoning Matrix (Table 4) will not be permitted.

Other Uses
Proposed land uses not listed in the matrix will be considered
on the merits of the individual planning application, with 
reference to the most appropriate use of a similar nature 
indicated in the table and in relation to the general policies
and zoning objectives for the area in question of the Plan. 

Non-Conforming Uses
Existing established uses that are inconsistent with the 
primary zoning objective, where legally established by 
continuous use for the same purpose prior to 1st October
1964 or by a planning permission, will not be subject to legal
proceedings under the Act in respect of their continued use.
Where extensions or improvements of premises 
accommodating these uses are proposed each shall be 
considered on their merits in accordance with the proper 
planning and sustainable development of the area. 

Transitional Areas
While the zoning objectives indicate the different uses 
permitted in each zone it is important to avoid abrupt 
transitions in scale and use at the boundary of adjoining land
use zones. In these areas it is necessary to avoid 
developments that would be detrimental to amenity.

In zones abutting residential areas, particular attention will be
paid to the uses, scale, density and appearance of 
development proposals and to landscaping and screening
proposals in order to protect the amenities of residential
properties. 

Development abutting amenity and open space will generally
facilitate the passive supervision of that space, where possible
by fronting onto it. 

10.1 Land Use and Zoning Objectives
The key method of implementing this plan is through the
identification of Land Use Zonings and Objectives for specific
sites in Collinstown. These are shown on the accompanying
map, with terms and indicative land uses set out below.

The purpose of land use zoning is to indicate to property 
owners and to the general public, the types of development
that the Council considers most appropriate in each zone. It
also promotes redevelopment and renewal, which allows the
developer to plan investment with some certainty. In the 
control of development, zoning seeks to limit competing and
incompatible uses in order to promote greater sustainability
and environmental quality.

With due consideration to the extent and types of land use
zoning objectives, the following factors have been taken into
consideration:

(a) the present development area and recent trends 
in development;

(b) the amount of committed and uncommitted land 
within the existing development area;

(c) the accessibility, availability and location of land 
for development;

(d) the accessibility of public transport, particularly 
rail;

(e) the location and adequacy of existing social 
infrastructure (schools, community facilities, etc.);

(f) the character of the town with regard to the scale 
and pattern of development;

(g) the need to promote planning and sustainable 
development in accordance with national, 
regional and local policies and framework plans in 
this regard;

(h) physical features and amenities of the town;

(i) the present and future situation regarding the 
provision of essential physical infrastructure – 
especially water, wastewater and roads;

(j) the pattern of development in Leixlip Town and its 
environs and the need to rationalise connectivity 
and integration with the new Major Town Centre at 
Collinstown.

The following specific planning and land use objectives refer
to land zonings as identified on the accompanying map and
are defined on Table 3 below: 

Zoning Matrix

Part C. - Specific Objectives

Reference Use Specific Zoning Objective

A

Table 3 Specific Land Use Zoning Objectives 

Major Town Centre To provide for major town centre facilities comprising an appropriate mix of
employment, office, warehousing, retail, recreational, civic, cultural and 
residential uses within a high quality urban environment linked to the local
community, town and Leixlip, and wider County and Region.

The development of higher order retail provisions within this land use will be phased
over approximately 20 years i.e. over the life of this plan and approximately two
future Local Area Plans for the site and Leixlip town. This will facilitate the 
development of a Major Town Centre which would have national, regional and local
catchments while complimenting the enhancement of the retail offering in Leixlip
Town.

This zoning will also accommodate a range of amenities and recreational facilities
including public and private open spaces and facilities such as a multiplex cinema,
bowling alley, theatre, etc. as well as improved public transport facilities.

The detail of exact locations of uses within the site will be subject to detailed design
in the context of a site Masterplan.

Please also refer to Part B of this Local Area Plan, which refers to specific Major
Town Centre objectives. 
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Land use A
Dwelling Y
Guest house/hotel/hostel Y
Restaurant Y
Pub Y
Shop (Convenience) Y
Shop (Comparison) Y
Retail warehouse O
School Y
Medical and related consultant Y
Health centre Y
Nursing Home Y
Cemetery N
Community Hall & Sports Halls Y
Recreational buildings Y
Cultural uses, library Y
Offices Y
Garages, panel beating and car repairs N
Petrol Station N
Motor Sales Y
Car Parks Y
Heavy commercial vehicle parks N
Cinema, dancehall, disco Y
Warehouse (wholesale) Y
Repository, store, depot O
Industry Y
Industry (light) Y
Workshops O
Playing fields N
Place of Worship Y
Park/playground Y
Tourist related facilities Y
Cattleshed/slatted unit N
Broiler house N
Stable yard N
Hot food take-away O
Utility structures O
Funeral homes N
Crèche/playschool Y
Amusement Arcade Y
Incinerator N
Adult Education/Literacy/Basic Education/ Y
Youth Reach facility

Table 4 – Land Use Zoning Matrix (To be read in conjunction with  
accompanying Zoning Map)

Y = permitted in principle        O = open for consideration
N = not permitted 
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