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SUBMITTED VIA THE WCC CONSULTATION PORTAL*

Variation No. 6 & 'Call for Sites' Consultations,
Planning Department,

Wicklow County Council, N

County Buildings,
Station Road,
Wicklow Town,
A67 FWg6.

8 January 2026

Dear Sir/Madam,

Submissions to Proposed Variation No. 6 of the Wicklow County Development Plan 2022 - 2028 & the
advertised ‘Call for Sites'. Submissions request the re-zoning to ‘Residential’ of lands at Ballybeg,
Rathnew, Co. Wicklow.

BPS Planning & Development Consultants LTD - a firm of Irish Planning Institute accredited town planning consultants - has
been appointed by Roy and Eileen Byrne of lhereafter “client’] to make
this submission on their behalf to Wicklow County Council [hereafter "WCC'"] for consideration as part of advertised (see
Appendix 1) proposed Variation No. 6 of the Wicklow County Development Plan 2022-2028 and the advertised 'Call for Sites'.
This submission pertains to lands owned? by our client at Ballybeg, Rathnew, Co. Wicklow.

WCC has issued two consultations to which our client wishes to respond. A single report is attached which responds to both.

These submissions are lodged prior to the issued deadlines of:

e 5pm on 16 January 2026; and
e 5pm on 2 of February 2026.

e trust this is in order.

If you require any further details, please contact BPS using the details supplied on this letterhead.
: , |
With best wishes,

Brendan Buck
Brendan Buck MIPI
Managing Director

BPS Planning & Development Consultants LTD

Encl: Submission report.

* https.//consult.wicklow.ie/en/user/password?current=homepage
2 We confirm that our owns the lands described below and which are the subject of this submission. Documentary proof of this can be provided on
request

BPS Planning Director: Brendan Buck
Consultants Ltd BA, MRUP, Dip. (UD),
Company reg. no. 702762 Dip. (EIA/SEA), MIPI, MHSA,

Corporate Member of the Irish Planning Institute VAT no. IE3796154CH Dip. Planning Law (King's Inns)
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SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'
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Project Submissions to Wicklow County Council in respect of Variation No. 6 of the
County Development Plan and the advertised 'Call for Sites'.
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This document has been prepared for the exclusive use of our client and unless otherwise agreed in writing with BPS
Planning & Development Consultants LTD, no other party may use, make use of, or rely on the contents of this document.
The document has been compiled using the resources agreed with the Client, and in accordance with the agreed scope
of work. BPS Planning & Development Consultants LTD accepts no responsibility or liability for any use that is made of this
document other than for the purposes for which it was originally commissioned and prepared, including by any third
party, or use by others, of opinions or data contained in this document. BPS Planning & Development Consultants LTD
accepts no liability for any documents or information supplied by others contained or referenced in this document. It is
expressly stated that no independent verification of any documents or information supplied by others for this document
has been made. BPS Planning & Development Consultants LTD has used reasonable skill, care, and diligence in compiling
this document. It should be noted that no changes of whatsoever nature are to be made to any wording, information or
details set out or contained in any BPS document unless the express consent has been obtained in advance, in writing,
from BPS.
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SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'

Contents

1.0 Introduction

2.0 Purpose of these submissions

21 Purpose of this submission as regards Variation No. 6

22 Purpose of this submission as regards the issued ‘Call for Sites'

3.0 Location & description of the subject lands

4.0 Relevant existing planning designations, etc:

41 Lands are located within the landscape characterised as ‘Corridor Area 4(a)":
4.2 Lands contain a national monument uncovered by the N11/M11 works:

5.0 Land use zoning history of these lands

6.0 Grounds for the subject lands adding to WCC's supply of housing lands

6.1 Addressing the criteria issued by WCC under its ‘Call for Sites’ advertisement
6.11 Are likely to contribute to the delivery of housing in the period up to 2040

6.1.2 The lands are located in areas where a level of housing demand exists

6.1.3 Would support the development of infill housing, housing on brownfield land
614 These lands can be serviced

6.14.1 Road access is available

6142 Pedestrian access is available via new pedestrian paths under reg. ref. 2460756
6.14.3 Public transport is available at Rathnew and in Wicklow Town

6.14.4 The lands are located in an area with good social infrastructure

6.15 Zoning these lands would provide certainty as regards sequential development
6.1.6 No impacts would arise from the future development of these lands
6.17 No significant legal, topographical or environmental / heritage impediments to development

6171  Noimpacts on adjoining properties
6.1.72  No visual impact concerns arise

7.0 Conclusion & recommendation

Appendix 1: Consultation advertisements issued by Wicklow County Council

BPS Planning & Development Consultants | www.bpsplanning.ie
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SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'

Introduction

BPS Planning & Development Consultants LTD - a firm of Irish Planning Institute accredited town planning
consultants - has been appointed by Roy and Eileen Byrne of

[hereafter “client’l to make this submission on their behalf to Wicklow County Council [hereafter
"WCC'| for consideration as part of the advertised (see Appendix 1) proposed Variation No. 6 of the Wicklow
County Development Plan 2022-2028 and the advertised ‘Call for Sites' (see also Appendix 1).

This submission pertains to lands owned* by our client at Ballybeg, Rathnew, Co. Wicklow.
WCC has issued two consultations to which our client wishes to respond:
e Variation No. 6

A consultation in respect of proposed Variation No. 6 which has been the subject of a Notice issued
pursuant to Section 13 of the Planning and Development Act 2000 (as amended).

We understand WCC intends to revise the Wicklow Core Strategy and associated housing targets, and a
number of related housing objectives set out in the Wicklow County Development Plan 2022-2028 Written
Statement. This is to take account of ‘NPF Implementation: Housing Growth Requirements' - Guidelines for
Planning Authorities, issued under Section 28 of the Planning & Development Act 2000 (as amended) (July
2025).

You have invited submissions on the proposed revised Wicklow Core Strategy and associated housing
targets, and the proposed revised housing objectives set out in the Wicklow County Development Plan
2022-2028 Written Statement.

The deadline for written submissions is 5pm (17:00) on 16 January 2026. This submission is made via the
online consultation portal at www.wicklow.ie. The submission is clearly marked with ‘Proposed Variation No.
6'. This submission includes our client's name and a contact address and those of BPS as ‘agent’ and a map
and other details as set out in this report.

We acknowledge that this proposed Variation does not relate to the amendment of any zoning objectives /
provisions in County Wicklow and does not relate to the potential zoning of new lands for residential
development. However, our client considers it necessary to comment on the Variation to set the context for
their submission pertaining to your ‘Call for Sites'. We are therefore submitting this report to WCC in respect
of both consultations.

e ‘Call for Sites’

As noted above, WCC has issued two consultations, the second is a ‘Call for Sites' for “Land Suitable for
Residential Development”. This is a Non-Statutory Consultation which responds to the new Ministerial
Guidelines on NPF Implementation: Housing Growth Requirements which were published on the 29 July
2025 on www.gov.ie with the aim of updating development plans to reflect the requirements of the Revised
National Planning Framework (NPF) and achieving a significant acceleration in housing delivery. The
Guidelines provide for an increased annual housing growth requirement for Wicklow County Council, and
an ‘additional provision' mechanism to support the zoning of additional lands in areas where it can be
justified.

This submission identifies lands owned by our client which they ask to be considered for zoning for new
housing development. These lands could meet the objectives of the Guidelines in terms of contributing to
the acceleration of housing delivery over the next 15 years.

The consultation is now also open with a deadline of 2 of February 2026. This submission is made via the
online consultation portal.

This submission includes a completed ‘Call for Sites Questionnaire’ form. We have completed Part 1 and
Part 2 of the ‘Call for Sites' submission process.

We trust that this joint submission made to both consultations adequately represents our client's position as
regards the matters raised by WCC. They ask that the Core Strategy and associated housing targets be revised
to increase lands zoned for housing at Ballybeg, Rathnew and that the subject lands be considered for re-
zoning as residential

* We confirm that our owns the lands described below and which are the subject of this submission. Documentary proof of this can be
provided on request.

BPS Planning & Development Consultants | www.bpsplanning.ie
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SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'

Purpose of these submissions

Purpose of this submission as regards Variation No. 6

Our client considers that there is a need to increase the quantum of residentially zoned lands at Ballybeg,
Rathnew, Co. Wicklow under Variation No. 6. WCC is asked to consider:

Revising the Wicklow Core Strategy and associated housing targets, and housing objectives set out in the
Wicklow County Development Plan 2022-2028 Written Statement to take account of ‘NPF
Implementation: Housing Growth Requirements’ - Guidelines for Planning Authorities, issued under
Section 28 of the Planning & Development Act 2000 (as amended) (July 2025).

As Section 3.1 of Chapter 3 'Proposed Variation' confirms, WCC's existing housing supply targets are far
below ‘NPF Implementation: Housing Growth Requirements":

% The new housing target for the period Q1 2025-Q2 2028 is 7,238 units.
% The new housing target for the period Q1 2025 - Q4 2031 is 14,476 units.
% The new housing target for the period Q1 2025 - Q4 2040 is 26,266 units.

These targets must be reflected in the CDP and it is a policy and objective of the new Guidelines that
‘additional provision' of up to 50% over and above the housing growth requirement for each local authority
set out in Appendix 1 [of the guidelines] is reflected within the relevant City or County Development Plan,
subject to consistency with the policies and objectives of the National Planning Framework - First Revision
(2025), relevant Ministerial Guidelines issued under Section 28 of the Planning and Development Act 2000
(as amended), relevant Government policy, and the undertaking of hecessary environmental assessments.

Section 3.34 ‘Population & Housing Allocations' of Chapter 3 ‘Proposed Variation' states: “The new housing

targets are taken as a minimum levels of housing to be supported by zoning / development objectives in
the 2025-2031 period".

Table 3.1 Housing Targets for County Wicklow 2025-2040

Cumulative total

4136
6,204
7,238
8,272
10340

12,408 The new hausing target for the period Q1 2025 - Q4
14,476 2037 ic 14,476 units.

16.544
18,612
20,680
21,611
22,542
23473

24404
25;335 Thie new housing target for the period Q1 2025 - Q4
26,266 20410 is 26,266 units.

The new housing target for the peried Q1 2025-02
2028 is 7,238 units.

Fig. 1: Housing Targets for County Wicklow 2025-2040 (Source: Table 3.1 of Chapter 3 ‘Proposed Variation’)

Amending the Wicklow Town - Rathnew Local Area Plan 2025 - 2031 to provide for sufficient housing
supply within Wicklow Town and Rathnew as required by the new guidelines. This aligns with each of the
amended National Policy Objectives set out in Fig. 2.

BPS Planning & Development Consultants | www.bpsplanning.ie



SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &

IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'

NPO11

Planned growth at a settlement level sholl be determined at development plan-making stage and oddressed within
the objectives of the plan. The consideration of individual development proposals on zoned and serviced development
land subject of consenting processes under the Planning and Development Act shall have regard to o broader set of
considerations beyond the targets including, in particular, the receiving capacity of the environment.

NPO17

In each Regional Assembly area, settlements not identified in Policy 4 or 5 of this Framework®, may be identified for
significant (Le. 30% or more above 2022 population levels) rates of population growth at regional and local planning
stages, provided this is subject to:

= Agreement (regional assembly, metropolitan area and/or local authority as appropriate);

*  Bolance with strategies for other urban and rural areas (regional assembly, metropolitan area and/or local
authority as appropriate), which means that the totality of planned population growth has to be in line with the
overall growth target; and

= A co-ordinated strategy that ensures alignment with the delivery of investment in infrastructure and the provision
of employment, together with supporting amenities and services.

NPO42

To target the delivery of housing to accommodate approximately 50,000 additional homes per annum to 2040,

NPO43

Prioritise the provision of new homes at locations that can support sustainable development and at an appropriate
scale of provision relative to location.

NPOS2

Ensure the alignment of planned growth with the efficient and sustainable use and development of water resources
and water services infrastructure, in order to manage and conserve water resources in a manner that supports a healthy
society, economic development requirements and a cleaner environment.

NPOS7

The Metropolitan Area Strategic Plans, shall include provision for large-scale Transport Orientated Development (TOD)
opportunities and may target o proportion of planned growth in the metropolitan areas towards the delivery of new
sustainable communities at brownfield and greenfield locations in the principal city and suburbs areas and in the wider
metrapolitan areas focused on opportunities arising from existing and planned major public transport investment,
along planned high capacity public transport corridors and in accordance with the principles of Transport Orientated
Development.

NPO10T

Planning authorities will be required to apply a standardised, tiered approach to differentiote between () zoned land
that is serviced and i) zoned land that is serviceable within the life of the plan.

NPO103

When considering zoning land for development purposes that cannot be serviced within the life of the relevant plan,
such lands should not be zoned for development.

Fig. 2: Revised NPOs of the Revised NPF

- Revising the boundary of the Wicklow Town - Rathnew Local Area Plan 2025 - 2031 so as to allow well
serviced lands adjoining that boundary to be included in the Core Strategy's housing targets. This is in line

with Table 3.3 ‘Targeted Settlement Growth 2022-2031" of Chapter 3 ‘Proposed Variation'.

Having regard these new housing growth objectives, WCC has undertaken a review of existing zoned
lands in the towns in Levels 1-6 of the Settlement Hierarchy (the location of ‘zoned lands) to cater for the

Housing Growth Requirements figures has been undertaken in Q3 2025 and is shown in Figs. 3 and 4.

\X/CC states:

Taking into account: the number of units under construction as of Q3 2025 (c. 2,800); the number of
units for which permission has been granted but as yet to commence (c. 2,800 units) and the
capacity of the land occupied by these permissions in the event that these developments do not
proceed; the capacity of zoned and serviced / serviceable (by 2031) lands without permission (c.
16,000 - 20,000 units); there is capacity for the development of c. 21,500 - 25500 units under the
provisions of this County Development Plan and existing local plans as of Q3 2025.

This quantum of zoned land would not be sufficient to meet the longer term housing target
requirements up to 2040 as set out in the Guidelines (as detailed in Table 3.1).

In order to support the immediate term delivery of housing on said zoned lands, WCC sets out how 3 no.
objectives will apply. These objectives pertain to housing delivery on existing zoned lands or lands with

planning permission.

Table 3.3: Targeted Settlement Growth 2022-2031

Housing Stock

Housing Growth

Level Town RATIONALE
2022 2022-2031
Key Towns are identified for substantial growth rates of not less than 50% having regard to their identification
in the RSES as towns suitable for higher levels of growth. Wicklow Town - Rathnew is determined to have the
-] Wicklow - Rathnew 6231 3739 capacity to achieve and slightly exceed 50% in the short to medium term, particularly taking into account

that it is due to be served in the short to medium term by enhanced rail services (electrification of line to
Wicklow Town).

Fig. 3: Table 3.3 ‘Targeted Settlement Grb\k/th 2022-2031" of Chapter 3 ‘Proposed Variation'.

BPS Planning & Development Consultants | www.bpsplanning.ie




SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'

Wicklow County Development Plan 2022 - 2028

Table 3.4 Future Housing Capacity Wicklow (Levels 1-6 settlements as of Q3 2025)
Unite Of which, OF which, Estimated Estimated
Units under Units ermitieq | Zomedland | Estimated capacity | subjectto'Phase | subjectto Phase | capacity of zoned | capacity of zoned
i I construction | permitted | PSTIRSY | withnolive | of zoned land with 1/Priority 1 2/Priority 2° and currently and serviceable 't
e as of Q3 yet to be “'; e % issi no live issi ignation or ignation * fully serviced * land with no live
2025 commenced | ‘”;I';'J‘R (ha) (units) fo phasing land with no live | permission (units)
Ppe designation permission (units)
1 Bray 187 575 135 101 7,405 7,405 0 7,408 7,405
2 Wicklow - Rathnew 502 639 0 59 2916 1779 1,137 2916 2916

Fig. 4: Table 3.4 ‘Future Housing Capacity Wicklow (Levels 1-6 settlements as of Q3 2025)’

- Achieving compliance with the National Planning Framework's First Revision (April 2025) by setting out
new housing growth requirements (see pages 7 and 8 of Chapter 1 'Proposed Variation? Our client
respectfully submits that additional lands need to be zoned to achieve the required future housing
capacity in Wicklow and at Rathnew/Wicklow.

Table 3.5 WICKLOW CORE STRATEGY
Revised Housing Growth Targets for County Wicklow 2025-2031 and zoned land provisions (Levels 1-6'7)

Level Town New housing Units under Units permitted Units permitted Further growth | Amount of zoned land | Amount of zoned
target 2025-2031% construction yet to be but subject to required up to required to and serviced land
(units) as of Q3 2025 commenced current appeal / IR 2031 (units) accommodate further |  available up to
growth up to 2031 (ha) 2031 (ha)
1 Bray 5526 157 575 135 4,659 62 101
2 Wickiow - Rathnew 3,170 502 639 0 2,029 4 59

Fig. 5: Table 3.5 ‘WICKLOW CORE STRATEGY Revised Housing Growth Targets for County Wicklow 2025-
2031 and zoned land provisions (Levels 1-613)’

- The subject lands can contribute to a sustainable pattern of residential development at Ballybeg within
this part of Rathnew. National Policy Objectives 68 of the NPF states:

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

v' any relocated growth being in the form of compact development, such as infill or a
sustainable urban extension;

v any relocated growth being served by high capacity public transport and/or related to
significant employment provision; and

v National Policy Objective 9, as set out in Chapter 4 [emphasis added].

Our client submits that the proposed amendments set out in Variation No. 6 point to a need to look beyond
existing zoned lands and existing permissions to consider new lands for residential development. Section 2.2.
of this report points to how lands at Ballybeg, which are on the eastern boundary of the Wicklow Town -
Rathnew Local Area Plan 2025 - 2031, could be seamlessly added to the supply of residentially zoned lands in
County Wicklow and available to the Rathnew and Wicklow Town areas.

22 Purpose of this submission as regards the issued ‘Call for Sites’

Our client appreciates WCC's ‘Call for Sites'. They own lands at Ballybeg, with an area of 8.0937ha., which are
on the western boundary of the Wicklow Town - Rathnew Local Area Plan 2025 - 2031, could be seamlessly
added to the supply of residentially zoned lands in County Wicklow and available to the Rathnew and
Wicklow Town areas.

They are seeking to achieve the future sustainable use of these lands that is compatible with the expanding
and rapidly developing adjoining area of Rathnew. These lands have previously been zoned commercial;
however, they are presently unzoned.

The subject lands, illustrated in Figs. 6, are near the N11/M11, they are connected to the Wicklow Town -
Rathnew Local Area Plan 2025 - 2031 via an underpass under the road and there are several houses in the
immediate vicinity. The lands have become less and less suitable over time for agriculture use. During the
construction of the N11/M11 these lands were used for construction storage, etc.

There is a need to decide on a possible future use for these lands over the coming years. The lands would be
suitable for the development of a residential estate.

2

https.//www.wicklow.ie/Portals/0/adam/Documents/6dLZayN3sUOCGPsWLaNZgg/Link/Chapter’%201%20Introduction%20&%20Strateg
ic%20Context_Proposed%20VARS.pdf

7
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SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED 'CALL FOR SITES'

BALLYBEG

VILLTOWN
SQUTH|_
D

I Subject lands on the boundary |
I between the LAP and the CDP |

o

Fig. 6: The location of the lands relative to the boundary of the Wicklow-Rathnew Local Area Plan 2025

3.0 Location & description of the subject lands

The subject lands, with an area of 8.0937ha., are located 1.4km from the centre of Rathnew and are accessible
by way of an underpass from the R772 onto Milltown Lane. Figs. 7 to 10 illustrate the siting, appearance, and

accessibility of these lands to Rathnew.

Despite having been zoned previously, these lands remain undeveloped and in agricultural use. There is a
significant drop in ground level from the N11/M11 to these lands, while the lands themselves are sloping in
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[ phAa - proposed Natunl Hertage drsa
ISAC - Specal Ama of Corgervation
P4 - Spacial Protecticn Area
PR T
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Location Mag:

WicHow County Development
Plan 2022.2028
Variation No.2 (2025}
as altered

\i

-
Wicklow County Council
Planirg Departrsent
€ Crtrares ey vt v et
e wote: TR AR W ANR s Cavroy Emined

s w5

nature. There are several existing residential dwellings located in the immediate vicinity of these lands.

The lands located to the east (under the underpass) are zoned 'RN2' - ‘New Residential - Priority 2'. The
subject lands would essentially form an extension of those existing zoned lands (albeit with the N11/M11 in

between).

BPS Planning & Development Consultants | www.bpsplanning.ie



SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED 'CALL FOR SITES'
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Fig. 7: Distance of client lands from the centre of Rathnew - as per Google Maps

- - — —-— -— _— N . .
| Lands zoned ‘RN2' - ‘New Residential - |
| Priority 2. I

Milltown Lane underpass
access to client lands

Fig. 8: Milltown Lane underpass - passing under the N11/M11

Fig. 9: View of client lands from the N11/M11 - lands north of Milltown Lane (in view)

BPS Planning & Development Consultants | www.bpsplanning.ie



SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED 'CALL FOR SITES'

Client lands

-

Fig. 10: Aerial view of client lands relative to Rathnew (Google Earth)

4.0 Relevant existing planning designations, etc:

41 Lands are located within the landscape characterised as ‘Corridor Area 4(a)":

Chapter 17 of the WCC CDP 2022-2028 refers to 'NATURAL HERITAGE & BIODIVERSITY'. The chapter places

the subject lands in ‘Corridor Area 4(a) - The N11 Corridor":

This area covers the main access corridor area along the east of the County. The boundary of the eastern
access corridor generally follows what is considered to be the areas upon which the greatest influence is
exerted by this primary access route. This route, for the most part, runs through the more low lying and
accessible tracts of land, dissects the Glen of the Downs wood in the north of the County and provides
expansive coastal views north of Wicklow Town. This landscape area acts as the main connection between
the major towns along the east coast of the County.

The CDP makes it clear how the “Vulnerability" of the Corridor area is “Medium”.

BPS Planning & Development Consultants | www.bpsplanning.ie
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Fig. 11: The subject lands are located within the ‘Corridor Area East’
4.2 Lands contain a national monument uncovered by the N11/M11 works:

The subject lands contain a national monument, ref. W102882, which refers to Excavation Licence No.
04E0039. The Draft WCC CDP 2021-2027 stated:

This licence was issued in respect of features exposed during a monitored topsoil-strip over the area of a
borrow pit adjacent to the route of the N11 Ashford-Rathnew bypass. Agreement was reached between
the developer and the National Monuments Service that these features could be preserved in situ,
covered with geotextile and sand prior to the total reinstatement of the field, having been lightly cleaned,
planned and recorded. The features, in the main, would appear to represent aspects of a severely
truncated prehistoric landscape. The most substantial remains are the traces of a subcircular
foundation trench, 4.9m by 5m in diameter. The trench is likely to be quite shallow, given the level of
truncation over this area as a result of deep ploughing. This feature would appear to represent the
remains of a small, prehistoric house. The other features are far more ephemeral in nature, being largely
small, amorphous spreads and deposits and occasional areas of localised burning. The absence of any
diagnostic material from the site renders it difficult to date the activity (Bennett 2007, 475-6).

This national monument represents a small portion of this entire land area and, as with the N11/M11 100m
setback requirement applied generally along the road corridor, a setback boundary could be placed around
the National Monument in the event these lands were developed.

.|
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Fig. 12: The subject lands contain a national monument

IN RESPONSE TO THE ISSUED 'CALL FOR SITES'
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5.0 Land use zoning history of these lands

In drafting and adopting the 2004-2010 WCC CDP, 10 acres of our client's lands were zoned for commercial
use. It was made clear that: “Any development would be the subject of an EIS and shall be setback 100m from

the N11 in accordance with CDP policy on building lines".

These lands were not developed in the lifetime of the 2004-2010 CDP because lands to the east, now located
outside the Wicklow Town - Rathnew Local Area Plan 2025 - 2031 were not developed along a timescale that

had been predicted in 2004.

There have subsequently been several planning applications made on lands to the east and the opportunity
once again arises to consider zoning our client's lands in a manner that is compatible with and supports the
development of lands to the east.

Map 25

‘mile:

i

10 Acres for commercial use. Any development
shal be sudject to an EIS and shall be st back
1l with CDP

e N1
pokcy on bulkding ines.

NOTE: 10 acres 10 be taken hom the area of land indicated

Fig. 13: Subject lands as zoned under the 2004-2010 WCC County Development Plan
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6.0 Grounds for the subject lands adding to WCC's supply of housing lands

6.1
6.1

Our client maintains that there are several grounds for considering these lands suitable for inclusion in WCC's
amended housing supply calculations as set out in the, to be amended, Wicklow Core Strategy's Revised
Housing Growth Targets for County Wicklow 2025-2031 and zoned land provisions (Levels 1-613).

We note how the starting point for this submission is recommending that more lands be zoned for residential
development at Ballybeg.

The future re-zoning of these lands to contribute to Wicklow's housing supply targets would be welcomed as
a sustainable land use for these lands into the future. These lands have, due to their siting closely adjoining
the N11/M11 corridor and Rathnew, become less and less suitable for agricultural use.

The lands have previously been zoned ‘Commercial’ under the WCC CDP 2004-2010 on the basis that they
would be developed in a compatible manner with similarly zoned lands to the east. Those lands are now
zoned ‘RN2' - ‘New Residential - Priority 2" under the LAP. If re-zoned, the subject lands would essentially
form an extension of those existing zoned lands (albeit with the N11/M11 in between).

Milltown Lane and the existing underpass offers a direct connection between the zoned lands to the east and
our client's lands. This is why our client's land is suitable, and no other parcels of land located to the west of
the N11/M11 corridor are suitable, for development (as recognised by WCC in its 2004 zoning of these lands).

The CDP makes it clear how the "Vulnerability” of the Eastern Corridor is "Medium" (see Section xx of this
report). The proposed re-zoning which would provide for residential development on these lands in a manner
compatible with the emerging form and pattern of development of the built environment to the east, would
not unduly impact on the Eastern Corridor. Any such development would be read visually as part of Rathnew.

Regarding the national monument on these lands, we note how it represents a small portion of this entire land
area and, as with the N11/M11 100m setback requirement applied generally along the road corridor, a setback
boundary could be placed around the National Monument in the even these lands were developed.

Our client submits that these lands could be re-zoned to permit residential development without causing any

undue environmental, landscape or heritage impacts, and the benefit of the re-zoning is that these lands
could connect to and contribute to the development of the existing, zoned, lands to the east.

Addressing the criteria issued by WCC under its ‘Call for Sites' advertisement

1 Are likely to contribute to the delivery of housing in the period up to 2040

If re-zoned, these lands would contribute to the delivery of housing in the period up to 2040. There has been
very little house building in Ballybeg in recent years with lands to the east (across the M11/N11) the subject of a
recent planning application reg. ref. 2460756, for:

.. development comprising total of 15,717 square metres of light industrial and warehouse floorspace, to
include ancillary office floorspace, plus a creche (271 sq. m), a cafe (175 sq. m) and 1,037 sq. metres of office
floorspace and 88 dwellings - 15n0. 4 bedroom, 53 no. 3 bedroom and 20no.1 and 2 bedroom. The
development includes on site car and bicycle parking, the provision of services, landscaping proposals
(including SUDS), provision of roads, ancillary site development works and a new vehicular entrance to the
R772. All on a site of 7.45 hectares

This planning application obtained conditional permission on 7/7/2025. Figs. 14 and 15 illustrate the scale and
extent of this development.

We submit that our client's lands would allow a natural extension of this development. Given the scale of this
scheme, to be constructed at a time when WCC states - in Variation No. 6 - that it will be an objective to
proactively work with developers to deliver housing, it would appear to in accordance with the proper planning
and sustainable development of this area to re-zone these lands. Our client is open to proactively working with
WCC to contribute to housing supply at this location at the earliest opportunity.
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Fig. 14: Mixed use & residential development to the east granted planning permission under reg. ref. 2460756 (1)
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Fig. 15: Mixed use & residential development to the east granted planning permission under reg. ref. 2460756 (2)

612 The lands are located in areas where a level of housing demand exists

These lands are located in areas where a level of housing demand exists. Pressure for housing in Rathnew and
Wicklow Town is acute. The housing development which forms part of planning permission reg. ref. 2460756
will quickly sell.

In making this submission, our client has regard to the County Development Plan and to development and
emerging housing supply growth objectives, including the amount of zoned housing land and phasing /
prioritising objectives anticipated for County Wicklow, Wicklow Town, and Rathnew (see Section xx of this
report).

This submission has considered also the zoning principles set out hereunder as well as the guidance set out in
‘Development Plans - Guidance for Planning PART A - iii Authorities' (DoHLGH 2022) and the ‘NPF
Implementation: Housing Growth Requirements' - Guidelines for Planning Authorities, issued under Section 28
of the Planning & Development Act 2000 (as amended) (July 2025).

We submit that the proposed residential zoning included in this submission are on the basis of providing
enough housing land to address the new housing supply requirements set out in Variation No. 6.
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the prevailing Core Strategy population and housing targets set out in the County Development Plan at the
time of adoption of the LAP, with flexibility in the zoning provisions to ensure that: (a) the targets can be
achieved in the event that unforeseen impediments to the development of certain lands arise, and (b) the
LAPs/ LPFs do not have to be formally amended to reflect any changes in the Core Strategy or population /
housing targets that may arise during the lifetime of the County Development Plan due to changes to the
National Planning Framework, Regional Spatial and Economic Strategy or planning legislation.

This submission adheres to the compact growth, sequential development and phasing principles set out in the
existing CDP and LAP while having regard to Variation No. 6.

6.1.3 Would support the development of infill housing, housing on brownfield land
The zoning of these lands would support the development of infill housing as the context for these lands is

characterised by single houses and the emerging development permitted under planning permission reg. ref.
2460756.

6.14 These lands can be serviced
There would not appear to be any infrastructural constraints which would prevent the zoning of these lands for
development. A residential development can be served by road, mains water, surface water, foul water and

electricity infrastructure. This is confirmed by the Mixed use and residential development to the east granted
planning permission under reg. ref. 2460756.

6.1.4.1 Road access is available

The evolving distributor road network in this area has already been determined by existing developments and
planning permissions.

These lands can be accessed via Milltown Lane which connects to the R772 which connects into Rathnew
Village and into the N11/M11 (see Fig. 16).

Oid Village:> 2/

e &

i

Rathnew,GAA Club}

Fig. 16: Road access from onto Milltown Lane connecting to Rathnew and the N11/M11 (Source: Google Earth)

15

BPS Planning & Development Consultants | www.bpsplanning.ie



SUBMISSION IN RESPECT OF PROPOSED VARIATION NO. 6 OF THE WICKLOW COUNTY DEVELOPMENT PLAN 2022 - 2028 &
IN RESPONSE TO THE ISSUED ‘CALL FOR SITES'

T e

Fig. 17: Road access via Milltown Lane nderpass cnnecting to Rathnew and the N11/M1i1 with footpaths on
either side of the road - east side of the underpass

Fig. 18: Road access via Milltown Lane underpass connecting to Rathnew and the N11/M11 with footpaths on
either side of the road - west side of the underpass
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6.1.4.2 Pedestrian access is available via new pedestrian paths under reg. ref. 2460756

It is submitted that the subject lands can be accessed in a manner which would be in keeping with the proper
planning and sustainable development of this area of Rathnew. As Figs. 17 to 19 show, the N11/M11 underpass
maintains guarded and handrailed footpaths on either side of the road. The subject lands extend up to the
underpass. The recent permission reg. ref. 2460756, on the east side of the underpass, will provide footpaths
onto Milltown Lane and passing into Rathnew's existing pedestrian network. A residential development of the
subject lands would, visually and practically, represent an extension of the permitted scheme to the east.

Fig. 19: Pedestrian access via Milltown Lane uerpass conecting to Rathnew and the N11/M11 with footpaths
on either side of the road - west side of the underpass

6.1.4.3 Public transport is available at Rathnew and in Wicklow Town

The site is located where there are good public transport services including bus services and access to
mainline rail in Wicklow Town.

6.1.4.4 The lands are located in an area with good social infrastructure
The lands are located adjoining Rathnew and Wicklow Town which each have good social infrastructure with
capacity in schools and community facilities, or that can provide for the development of necessary social
infrastructure. The WCC decision under recent permission reg. ref. 2460756 confirmed this to be the case.

615 Zoning these lands would provide certainty as regards sequential development
Zoning gives a degree of certainty to residents, developers, etc. Variation No. 6 and the ‘Call for Sites'
consultation process needs to provide landowners and developers in the town with a clear idea of the future
shape of Rathnew and an understanding of exactly how new housing supply targets will be met. Our client
suggests that the CDP and LAP be amended to add their lands.
The zoning of these lands would contribute to sustainable, compact and sequential patterns of growth.
The lands are more than 0.4 hectares (1 acre) in size and have capacity for 10 or more homes -

6.1.6  No impacts would arise from the future development of these lands

The zoning of these lands would not appear to raise any impacts on any sensitive designations or on any
adjoining properties.

These lands could be zoned without raising any objection. This would appear to provide a balance between the
need for additional housing land and the need to prevent impacts.
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No significant legal, topographical or environmental / heritage impediments to development

The subject lands are essentially zoned ‘Corridor Area’. They can reasonably be called peri-urban. Beyond this
general landscape designation, these lands are not within, or within the vicinity of, any of the following amenity,
landscape, environmental or other designations:

NoohkwnrE

Natural Heritage Area,

Special Area of Conservation,
Special Protection Area,
Protected Structure,
Architectural Conservation Area,
Preserved views or prospects,
Tree Preservation Orders, etc.

The lands are suitable for residential use as now sought as they would connect into the emerging
development to the east and can offer quality public and communal open spaces. The subject lands can also
offer a landscaped boundary to lands that would remain outside of the LAP boundary.

6.1.71

No impacts on adjoining properties

The zoning of these lands for housing would not impact on any adjoining properties and certainly no residential
properties.

6.1.7.2 No visual impact concerns arise

The zoning of the subject lands for residential development would not have any discernible impact on the
landscape, but would facilitate modern settlement and development needs.

7.0

Conclusion & recommendation

Arising from the above analysis, it is the professional opinion of BPS, as an accredited firm of town planning
consultants, that:

Variation No. 6 places WCC in a position where it needs to consider how to achieve significant increases in
the supply of residentially zoned land. There is a need to proactively consider all possible lands.

The ‘Call for Sites' issued by WCC is made in the context of Variation No. 6. Our client offers their lands at
Ballybeg, with an area of 8.0937ha., as suitable for re-zoning for residential development. These lands
almost adjoin a large recent mixed use planning permission issued under reg. ref. 2460756. Critically, the
lands:

Are likely to contribute to the delivery of housing in the period up to 2040.
Are located in areas where a level of housing demand exists.

Would support the development of infill housing, housing on brownfield land or address vacancy and
dereliction.

Are serviced or have the potential to be serviced (i.e. have the ability connect to roads infrastructure
and water, wastewater, surface water and electricity networks).

Are located in areas with good public transport services.

Are located in or adjoining towns or villages with good social infrastructure with capacity in schools
and community facilities, or that can provide for the development of necessary social infrastructure.

Can Contribute to sustainable, compact and sequential patterns of growth.
Are greater than 0.4 hectares (1 acre) or more in size and have the capacity for 10 or more homes.

Are not subject to any significant legal, topographical or environmental / heritage impediments to
development coming forward.

The re-zoning of these lands would support WCC's new housing supply targets and help it to achieve the new
objectives set out in the Revised NPF. The ‘NPF Implementation: Housing Growth Requirements' - Guidelines
for Planning Authorities, issued under Section 28 of the Planning & Development Act 2000 (as amended) (July
2025) clearly require significant re-working of the County Development Plan and the Local Area Plan as regards
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zoned housing land. This submission offers a previously zoned site as one which could be zoned to address the
current national policy of increasing housing supply.

Signed:

Brendan Buct

BPS Planning Consultants LTD
Members of the Irish Planning Institute
8 January 2026
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Appendix 1: Consultation advertisements issued by Wicklow County Council

W 1l CKLDOW

WICKLOW COUNTY DEVELOPMENT PLAN 2022-2028
PROPOSED VARIATION NO. &

Hatice is haredy given pursuant 1o Saction 13 of the Plansing and Dessdopmant Act 2000 (as amondied) that Wickbow County Courndl, being the planning authoriy for tha
e, proposes o VARY the Wickiow County Developmant Plan 2022-2028 (s varied) in respect of tha following:

PROPOSID VARIATION M. 6
Ta revise the Wickiow Cone Strategy and assodated housing tangats, and a nember of selated housing objectives set out in the Wickiow County Developmant Flan 20222028
WiTian S1acement

Rrasom rOR PROPOSID VASIATION:
T takar account of “MPF g Hucsing Growth Bag - Guideings for Planning Authorities, sued under Section 28 of the Planning & Developmant Act
2000 {25 amended) (luly 2025

Submissions are heredy invited on the propased revised Wicklow Core Strategy and asseciated Reuting tangets, and the propased revised howsing abjectives et
ot in the Wicklse County Develepmant Plan 20222028 Written Stalsmant.

A cogry of the Proposed Varatien, together with
' Suraegic Emvircnmental Assessment screening repon and assodabed determination [purssant e the Boropean Sirategic Eminonenental Assessment Directive
(BO0UM2FEC and the Planning and Ddveopmant (Strategic Emd I 4 ] Rigul 2004 a5 ded) and
. Appmpn:um:mmqumpun:.r.dmammmwmmmn!uE:apamH:huunmmwanmmwmm:m
lof et 2000 a5 dod)]

will ba avadabla b0 wiew at this fodlowing kogations, during their soemal opsning hours, foen Friday 05 Decamiser 2025 to Friday 16 Mnuary 2026 incusha:

» Wickiow County Council, County Buildings, Station Rozsd, Wickiow Towe
« Copis of e variation wo dable b dovedoad and vies on the Councils webole wiey wicklowie thicuagh bn saling condeiltation pamsl Soan thae OR code o this
motice 1o accass the portal.

Sutwissions of observations regasding the Proposed Waration and the assodiated reports ana hareby invited froen the public and interasted bodies. Childran, or groups o
aEsocations raprasenting the mterects of chiden, are evithed to Maks Sdbmkdons of obsanations. Wiilen submissions o obsenations mads bedona Spen (17.00) &n 16
January 026 will b cakon inio corclderation balore the making of the Proposed Vardatken

Suwrissions May be mad in ore of the fallowing ways:

1L “Wirite 0o Variation Noub, Administrative Officar, Panning Ssection, Wicklow County Coundl, Station Road, 'Wickow Town.

2 Through tha anlin canssliatian paral 51 s scklow o of scan the OR code on this notice

. Al pdoerissions @ 10 ba chary marked with Proposed Vakstion Nes".

' Al submissions should include your name and 3 confact addes, & map (where appeopriate] and, whise reivant, detail of any organisation, COMETARly QIouD oF
COMpay @ir., which you Mgt

. Pl make your sufendsion by g medien anlly, L. hard copy or thiough the ponal.

* Al valid submissions wil fom a par of the sanaany Chisf Executi's eport and will b availibia 10 view cnline. Tha glanning process is an opan and public ane,
thiralore all sub are & marter of public record and wil be avalabke for public viewing; thisy may also be placed on the County Councl's wabsite
and trarafors shold not induds ary perscnal information

] LATE SLIBMISSIONS WILL NOT BE ACCEFTED.

This Propesed Variation dess not relate to the amendrwnt of any toning shjectives / provisions in County Witklee: in paniculas it does not relate to the patential
zoniing of rw lands lor residential diviloprmnt of the axterdion of setthement boundaris, but rather it reats primarily (o revising the housing trgets for
varigan Seltlements § areas within County Wicklow it set sul in the Widklow Cane Stralegy.

Wicklow County Council will saparsialy be commancing a “Call Fer Sites’ ki @ap ol Trem Tt ghe fuilure poteniial
roring of land fer residential use and § of the axténdion of settlemant b dlaries. I you are dl in seeking the mening of land or the sxlension of seitlemant
boundaries, plaase de not mal your b e o nwumuﬁm“mmw This "Call fer SStas’ will comamancs

mumumuﬂummwmlum

Wickiow Counny Couwscdl i comenditieg o Aocass For AN AN of he abowe o are avainbde ko o Format on regeest Placse contoct Wicklow County Councll o
el Z0TO0 shioesld yowr have Sy SECic OC0RS Mg UERIRIIL
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Combhairle Contae Chill Mhantain
Wicklow County Council

WICKLOW COUNTY COUNCIL
COMHAIRLE CHONTAE CHILL MHANTAIN
CALL FOR SITES: LAMD SUITABLE FOR RESIDENTIAL DEVELOPMENT
NOM-STATUTORY COMSULTATION NOW OPEN

Mew Ministerial Guidelines on MPF implementation: Housing Growth Requirements were published on the 29 July 2025 on
www.govie with the aim of updating development plans to reflect the requirements of the Revised Mational Planning
Framework (MPF) and achieving a significant acceleration in housing delivery. The Guidelines provide for an increased
annual housing growth reguirement for County Wicklow, and an “additional provision” mechanism to support the zoning
of additicnal lands in areas where it can be justified.

In response to these new Guidelines, Wicklow County Council is undertaking a mon-statutory “Call for Sites” consultation
imviting landowmners, homebuilders and other interested parties (including members of the public) to make a submission,
identifying possible sites that they suggest could be considered for zoning for new housing development and could meet
the objectives of the Guidelines in terms of contributing to the acceleration of housing delivery over the next 15 years.

Wicklow County Council is particularly seeking to identify lands/sites across the County that fulfil the following criteria:

- Are likely to contribute to the delivery of housing in the period up to 2040

- Are located in areas where a level of housing demand exists

& ‘Would support the development of infill housing, housing on brownfield land or address vacancy and dereliction

- Are serviced or have the potential to be serviced (i.e. have the ability connect to roads infrastructure and water,
wastewater, surface water and electricity netwaorks)

- Are located in areas with good public transport services

- Are located in or adjeining towns or villages with good social infrastructure with capacity in schools and community
facilities, or that can provide for the development of necessary social infrastructure

- Contribute to sustainable, compact and sequential patterns of growth

- In the case of ‘greenfield’ lands are 0.4 hectares (1 acre} or more in size, or have capacity for 10 or more homes

& Have no significant legal, topographical or environmental / heritage impediments to development coming forward

This call for sites is a non-statutory consultation to identify sites for further assessment. Landowners should be aware that
any lands zoned for residential use may be liable for the annual Residential Zoned Land Tax.

Details of the consultation can be found on the Council’s website wwwwicklow.ie and through the online consultation
portal. Please scan the QR code on this notice to access the portal.

The portal can also be accessed at the Planning Counter computers at Wicklow County Council offices, Station Road,
Wicklow Town, ABT FW36 during normal office hours.

Alternatively you can request a pdf or printed information pack be emailed / posted to you by calling 0404 20148 or
emailing callforsites @wicklowcooo ie,

If you have any questions regarding the website or portal, or would like to request an information pack, please contact
Wicklow County Council Planning Department on 0404 20148 or email callforsites @wicklowcocoie. In light of Wicklow
County Council opening hours over Christmas 2025, please be advised that any such inguiries / requests will be
attended to from 02 January 2026 onwards.
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MAKING A SUBMISSION

The consultation is now open and will run until 27 February 2026. Submissions made before Spm (17:00) on Friday 27
February 2026 will be taken into consideration.

Submissions can be made in one of the following ways

1. Throuwgh the online consultation portal — which can be accessed via at www.wicklow.ig, or by scanning scan the QR

code on this notice; or

2. Submit a hard copy completed “Call for Sites’ form to the Administrative Officer, Planning Section, Wicklow County
Council, County Buildings, Station Road, Wicklow Town, ABT PWSE.
Copies of the "Call for Sites’ form can be obtained from Wicklow County Coundil offices or downloaded via the
website. Forms can also be posted to you if needed — please contact the Planning Department on 0404 20148 or
emailing callforsites@wicklowcoco.ie.

In light of Wicklow County Council opening hours over Christmas 2025, please be advised that any such requests
will be attended to from 02 January 2026 onwards.

PLEASE NOTE

Ll All submissions must be made in the format required - through the portal OR if submitting a hard copy by using
the ‘Call for Sites’ form. Mo other format will be received — please do not email forms, or submit any other
documentation.

. Each individual site should be subject to its own submission.

. The planning process is an open and public one, therefore all submissionsfobservations are a matter of public
record and will be available for public viewing: they may also be placed on the County Council’s website and
therefore should not include any personal information.

o This is a "Call for Sites’ for suggestions of lands that could be considered for future zoning for housing
development. The land owner is responsible for activating the site for delivery of housing. This is not a call for sites
for Wicklow County Council to purchase.

L] YOU ARE STROMGLY ADMVISED TO MAKE YOUR SUBMISSION AS EARLY AS POSSIBLE LATE SUBMISSIONS WILL MOT
BE ACCEFTED

Wickiow County Council is committed to Access for All Please contact Wicklow County Council on 0404-20100 should
you have a specific access requirements.
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