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1 EXECUTIVE SUMMARY 

This planning submission is made on behalf of  in relation to lands at Tinakilly, Rathnew, Co. 
Wicklow.     

This submission responds to the publication of ‘The Draft Maps’ for Rathnew for Residential Zoned Land 
Tax (RZLT). In review of the maps published, our client has examined whether or not lands within their 
ownership fall into scope for liability and payment of RZLT.  

We request that the content of this submission be considered in the preparation of any further mapping 
associated with RZLT in 2023.  

By way of an executive summary, we ask that the following actions be taken: 

 

This submission seeks: 

The removal of the lands the subject of this submission under the ownership of our client  
from the RZLT maps and specifically ‘The Supplemental Maps’ and ‘The Final Maps’ due to be published 
in 2023.  

 

The details of this site; the rationale for these requests; and the justification for the removal of any lands 
from the Residential Zoned Land Tax mapping is now set out within this report.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  





Lands at Tinakilly, Rathnew,  Co. Wicklow   Planning Submission on Residential Zoned Land Tax 

   
4 

or  

Date for Lands not considered to be in Scope 

Reference to Section 653b of the Taxes Conso idation 
Act and Supporting Evidence  

Set out within this Submission 

Justification for Exc usion of Lands Set out within this Submission 

Table 1  Submission Requirements 
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3 SITE AND ZONING CONTEXT  

3.1 Site Details 

The subject site is on the northern periphery of Wicklow Town, with Wicklow town main street 
approximately 2 km to the south. The site is located adjacent to Rathnew, a small village, approximately 
500 metres to the north west of the subject site and features a small main street. 
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Figure 2  Zoning: Tinakilly Action Area Plan  
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WCC Reg. Ref. 17/219 / ABP Ref. 301261-18 
 

Permission was granted for 271 residential units, the first phase of the new Rathnew Inner Relief Road and 
associated road upgrades, passive and active open space, creche and all associated site development works 
and services provision. The Board’s split decision included the refusal of 84 residential units to the 
southeast of the site. 

 
  WCC Reg. Ref. 19/1337 
 

Permission was sought for 85 no. residential units comprising 53 no. house units and 32 no. duplex 
apartment units (2-3 storeys in height overall) and all associated site development works to the southeast 
of the site. The application generally related to part of the overall site subject of the Board’s split decision 
(refusal) under WCC Reg Ref. 17/219 / ABP Ref. 301261-18. The application was deemed withdrawn on 22 
January 2021.   

 

It is noted that the development of a large-scale residential scheme has been permitted on the lands 
the subject of this submission. However, while few greenfield residential sites are ‘plug and play’ from 
a services perspective, it is submitted to the Planning Authority that this site at Tinakilly, Rathnew is 
not currently serviced in the context of the provisions of RZLT legislation and therefore falls out of 
‘scope’ and should now not be included in the mapping associated with this residential development 
tax.  
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5 RELEVANT PROVISIONS OF THE TAXES CONSOLIDATION ACT 1997 AS AMENDED  

The Planning Authority has clearly set out that any submission on ‘the Draft Maps’ must address the 
requirements of Section 653b of the Taxes Consolidation Act 1997. Section 653c is also considered in this 
section for context purposes, given its relevance in terms of dates for lands falling in to scope.  

The relevant provisions of these sections together with a considered response is now set out below. 

 

5.1 Section 653B 

Section 80 of the Finance Act 2021 amends 653B of the Taxes Consolidation Act 1997.  

The following is excerpt is of relevance in the context of the current submission: 

 

Lands in Scope 

Section 653B of the Taxes Consolidation Act 1997 has been amended to read: 

“653B. In this Part, a reference to land which satisfies the relevant criteria is a reference to land that— 

(a) is included in a development plan, in accordance with section 10(2)(a) of the Act of 2000, or local 
area plan, in accordance with section 19(2)(a) of the Act of 2000, zoned— 

(i) solely ore primarily for residential use, or 

(ii) for a mixture of uses, including residential use, 

b) it is reasonable to consider may have access, or be connected, to public infrastructure and facilities, 
including roads and footpaths, public lighting, foul sewer drainage, surface water drainage and water 
supply, necessary for dwellings to be developed and with sufficient service capacity available for such 
development, and 

(c) it is reasonable to consider is not affected, in terms of its physical condition, by matters to a 
sufficient extent to preclude the provision of dwellings, including contamination or the presence of 
known archaeological or historic remains, 

but which is not land— 

(i) that is referred to in paragraph (a)(i) and, having regard only to development (within the 
meaning of the Act of 2000) which is not unauthorised development (within the meaning of the Act 
of 2000), is in use as premises, in which a trade or profession is being carried on, that is liable to 
commercial rates, that it is reasonable to consider is being used to provides services to residents of 
adjacent residential areas, 

(ii) that is referred to in paragraph (a)(ii), unless it is reasonable to consider that the land is vacant 
or idle, 

(iii) that it is reasonable to consider is required for, or is integral to, occupation by— 

(I) social, community or governmental infrastructure and facilities, including infrastructure and 
facilities used for the purposes of public administration or the provision of education or 
healthcare, 

(II) transport facilities and infrastructure, 

(III) energy infrastructure and facilities, 

(IV) telecommunications infrastructure and facilities, 

(V) water and wastewater infrastructure and facilities, 

(VI) waste management and disposal infrastructure, or 

(VII) recreational infrastructure, including sports facilities and playgrounds, 
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(iv) that is subject to a statutory designation that may preclude development, or 

(v) on which the derelict sites levy is payable in accordance with the Derelict Sites Act 1990 .” 

 

In summary, any lands considered to be in scope must (a) be zoned for residential development and (b) 
have access, or be connected, to public infrastructure and facilities. There are also a number of 
infrastructural and community service items cited which may lead to an exemption for the tax as set out 
by Section 653B(c)(iii).  

 

5.2 Applicant Response to Section 653B 

1. We can confirm that the lands subject of this submission are zoned for residential development by 
virtue of Zoning Objective ‘R1’ and ‘R2’ of the Tinakilly AAP that applies to the landholding and as 
highlighted under the zoning map contained within this submission.  

On this basis, the lands subject of this submission fulfil the requirements of 653B(a). 

 

2. It is noted that the development of a large-scale residential scheme has been permitted on the lands 
the subject of this submission. However, while few greenfield residential sites are ‘plug and play’ from 
a services perspective, it is submitted to the Planning Authority that this site at Tinakilly, Rathnew is 
not currently serviced in the context of the provisions of RZLT legislation and therefore falls out of 
‘scope’ and should now not be included in the mapping associated with this residential development 
tax. Moreover, we understand a pumping station in Wicklow Town is due to be upgraded by Irish 
Water, potentially impacting foul services new developments until such time as the works are carried 
out and completed. 

These lands do not currently have ‘have access, or be connected to public infrastructure and 
facilities’. In this regard we refer the Planning Authority to the Planner’s Report for 22/837 pertaining 
to the subject lands:- 

“While it is considered that this current planning application is acceptable in terms of the phasing of the 
inner relief road, planning permission for further housing developments within the Clermont-Tinakelly 
Action Area may be precluded until such time that the inner relief road is complete…..” 

Therefore having due regard to the above, any future and further residential developments on these 
lands is predicated by the delivery of the inner relief road through the site.  Development of these 
lands for new housing is hampered by required infrastructural works.  

With regard to water services, we make reference to Irish Water Ref: CDS20007402. In their 
‘Confirmation of Feasibility’ they state that while a wastewater connection is feasible to the subject 
lands, it is ‘subject to upgrades’ stating the following:- 

“The connection is feasible. Irish waster plan to carry out upgrades to the Bollarney pumping station and 
there is also an LNRP for the network downstream of Bollarney PS which will be sized to designed to 
accommodate the additional load from this development. Some local network upgrades and extensions 
may be required depending on the connection point, these will be determined at connection stage. This 
may be subject to change”.  

This documentation from Irish Water is further evidence that the subject lands are not serviced 
infrastructurally to accommodate residential development specifically on the date of scope 1 January 
2022.  

In this regard, it is the view of our client that their lands should not have been included on ‘The Draft 
Maps’ published, nor should they appear on any ‘supplemental maps’ or ‘final maps’ prepared by the 
Planning Authority until such time as the required infrastructural upgrades to the road network have 
been carried out.  

On this basis the lands subject of this submission do not fulfil the requirements of 653B(b). 
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5.3 Section 653C 

Date in Scope 

Furthermore, Section 653C (1) of the Taxes Consolidation Act 1997 has been amended to now set out the 
following: 

A local authority shall prepare, in respect of its functional area, a map in draft form (in this Part 
referred to as a ‘draft map’)— 

(a) indicating land that, based on the information available to it, it considers to be land satisfying the 
relevant criteria one month prior to the date specified in subsection (2), and 

(b) specifying— 

(i) the date on which, based on the information available to it, it considers that land referred to in 
paragraph (a) first satisfied the relevant criteria, where that date is after 1 January 2022, and 

(ii) the total area, in hectares, of land referred to in paragraph (a). 

In summary, lands considered in scope on the 1 January 2022 are considered liable for the tax. 

 

5.4 Applicant Response to Section 653C 

Section 5.2 above has set out the key considerations by way of response to Section 653B.  

We confirm that those arguments outlined above apply with lands not falling into scope by the date of 1 
January 2022 or after. 
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6 JUSTIFICATION FOR THE EXCLUSION OF LANDS 

Following the publication of ‘the Draft Maps’ associated with the RZLT, our client has examined:  

(a) the mapping as it relates to lands at Tinakilly, Rathnew; and  

(b) the requirements for lands considered to be in scope for RZLT. 

 

Following consideration of these items and our response to Sections 653B and 653C of the Taxes 
Consolidation Act 1997, this submission is now seeking the following: 

The removal of the lands within the ownership of our client  from the RZLT maps and 
specifically ‘The Supplemental Maps’ and ‘The Final Maps’ due to be published in 2023.  

 

Justification 

In review of this submission, we ask the Planning Authority to exclude the subject lands within our client’s 
ownership from the ‘Supplemental Maps’ and ‘The Final Maps’ published for the following reasons:- 

 

1. No Access to Services 

As set out in this submission, our client’s lands are not considered to fall into scope given that:- 

(a) they do not have access to or cannot be connected to services and infrastructure until such time as 
the infrastructural upgrades as specified under Wicklow Co. Co. Reg Ref 22/837 are carried out. These 
relate specifically to the construction of an inner relief road outlined in the AAP for Tinakilly;  

(b) the lands are not connect to Irish Water’s wastewater connection system, and cannot be until a 
number of upgrades are carried out to the local pumping station, and specific network upgrades and 
connections also executed by Irish Water; and   

(c) these lands the subject of this submission did not have access to or could not be connected to 
services and infrastructure on the relevant date (on or after 1 January 2022).  

In this context, it would be more appropriate for the subject lands to be removed from the initial draft maps 
prepared and subsequent mapping planned for 2023 (‘the supplemental maps’ and ‘the final maps’ planned 
for 2023) and reviewed by the Planning Authority as an when the required inner relief road has been 
commenced/delivered.  Specifically, these lands should only be considered to fall into scope at a time when 
they have access to / are connect to services. In this regard, they would then be ready for residential 
development, and therefore then liable to the residential zoned land tax, as it is envisaged.  

 

2. General Client Comment on the Subject Lands 

The purpose and objective of RZLT legislation is to activate land which is serviced and appropriately zoned 
in order to increase housing supply. The very inclusion of these lands at Tinakilly by Wicklow County 
Council on the draft maps prepared implies that these lands are serviced and for all intent and purposes 
are activated to increase housing supply. However this is not the case in reality, as significant works need 
to be carried out in order to ready these lands for development of any nature.  

It is on this basis that we request the subject lands within our client’s ownership be removed from 
mapping associated with RZLT.  

 

3. Concluding Comment  

It is in consideration of all of the above, that we consider the inclusion of the subject lands within our 
client’s ownership within ‘The Draft Maps’ to be inappropriate and we call for the removal of the lands 
from any ‘Supplemental’ or ‘Final Maps’ prepared until such time as these lands have been serviced 
appropriately.  We acknowledge that there will be an annual review of lands that potentially fall into scope 
for liability of the tax and we trust that the Planning Authority will only consider our clients landholding 
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for inclusion in the RZLT maps when the appropriate level of infrastructure and service provision becomes 
available.   
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7 CONCLUSION 

This submission is now seeking the following: 

The removal of the zoned lands within the ownership of our client  the RZLT maps 
and specifically ‘The Supplemental Maps’ and ‘The Final Maps’ due to be published in 2023. The lands 
subject to this request are outlined below: 

 

 

 

Figure 5  Lands Requested for Removal from the Maps 

 

We trust that the content of this submission will be considered in due course.  

 









 

              
                 

             





 
 

 
 

 
 

 

 

 
 

 
 

 
 

 
 

 
 
 
 

 
  

 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
  

 
 

  
 

 
  

 
 

 
    

    
 

  
  

 
 

  
 

 
 

 
 

 
  

 

  
 

 
 

 
 

 
 

  
 

 
 

 
  

 
 

 
 

 
 

 
  

 
 

  
 

 
 

 
 

 
  

 
 

 
  

 
 

 
 

 
  

 
  

 
 

 
  

 
 

  
  

 
 
 

 
 

 
 

 
 

 
 

 
 

 
 

  
 

 
 

 
 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

   
  

 
 

 
 

  
 

  
 

 
 

 
  

  
 

 
 

 
 

 
 

 
 

 
 

 





             

            

                   

               

               

           

           

           

              

          

            

 

 

CONFIRMATION OF FEASIBILITY 

 

Owen Sullivan 

19-22 Dame Street 
Dublin 2 
Co. Dublin 
D02E278 
  

18 October 2022 
 

 

Our Ref: CDS20007402 Pre-Connection Enquiry 

Tinakilly, Wicklow, Co. Wicklow  

 

 
Dear Applicant/Agent, 
    

We have completed the review of the Pre-Connection Enquiry. 

Irish Water has reviewed the pre-connection enquiry in relation to a Water & 

Wastewater connection for a Multi/Mixed Use Development of 350 unit(s) at 

Tinakilly, Wicklow, Co. Wicklow, (the Development). 

Based upon the details provided we can advise the following regarding 

connecting to the networks; 

 

• Water Connection       
- Feasible without infrastructure upgrade by 

Irish Water 
     -  

• Wastewater Connection - Feasible Subject to upgrades 

 

The connection is feasible. Irish water plan to carry out upgrades 
to the Bollarney pumping station and there is also an LNRP for the 
network downstream of Bollarney PS which will be sized to 
designed to accommodate the additional load from this 
development. Some local network upgrades and extensions may 
be required depending on the connection point, these will be 
determined at connection stage. This may be subject to change. 

 
 

This letter does not constitute an offer, in whole or in part, to provide a connection 

to any Irish Water infrastructure. Before the Development can be connected to 

our network(s) you must submit a connection application and be granted and sign 

a connection agreement with Irish Water. 



As the network capacity changes constantly, this review is only valid at the time 

of its completion. As soon as planning permission has been granted for the 

Development, a completed connection application should be submitted. The 

connection application is available at www.water.ie/connections/get-connected/ 

Where can you find more information? 

• Section A - What is important to know? 

• Section B - Details of Irish Water’s Network(s) 
 

 

This letter is issued to provide information about the current feasibility 

of the proposed connection(s) to Irish Water’s network(s). This is not a 

connection offer and capacity in Irish Water’s network(s) may only be 

secured by entering into a connection agreement with Irish Water. 

For any further information, visit www.water.ie/connections, email 

newconnections@water.ie or contact 1800 278 278. 

  

Yours sincerely,  

 

 

Yvonne Harris  
Head of Customer Operations 
 

  





What are the design 
requirements for the 
connection(s)?  

• The design and construction of the Water & Wastewater 

pipes and related infrastructure to be installed in this 

Development shall comply with the Irish Water 

Connections and Developer Services Standard Details 

and Codes of Practice, available at 

www.water.ie/connections 

Trade Effluent 
Licensing 

• Any person discharging trade effluent** to a sewer, must 

have a Trade Effluent Licence issued pursuant to section 

16 of the Local Government (Water Pollution) Act, 1977 (as 

amended). 

• More information and an application form for a Trade 

Effluent License can be found at the following link:  

https://www.water.ie/business/trade-effluent/about/ 

 

**trade effluent is defined in the Local Government (Water 
Pollution) Act, 1977 (as amended)  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Section B – Details of Irish Water’s Network(s) 

The map included below outlines the current Irish Water infrastructure 

adjacent the Development: To access Irish Water Maps email 

datarequests@water.ie 

 

Reproduced from the Ordnance Survey of Ireland by Permission of the 

Government. License No. 3-3-34 

Note: The information provided on the included maps as to the position of Irish 

Water’s underground network(s) is provided as a general guide only. The 

information is based on the best available information provided by each Local 

Authority in Ireland to Irish Water.  

Whilst every care has been taken in respect of the information on Irish Water’s 

network(s), Irish Water assumes no responsibility for and gives no guarantees, 

undertakings or warranties concerning the accuracy, completeness or up to 

date nature of the information provided, nor does it accept any liability 

whatsoever arising from or out of any errors or omissions. This information 

should not be solely relied upon in the event of excavations or any other works 

being carried out in the vicinity of Irish Water’s underground network(s). The 

onus is on the parties carrying out excavations or any other works to ensure the 

exact location of Irish Water’s underground network(s) is identified prior to 

excavations or any other works being carried out. Service connection pipes are 

not generally shown but their presence should be anticipated.  

 



   

   
  

  

 

 
 

   
  

  

 





            
            
              

             
  

            
               

             
             

        
       

              
 

             
               

            
               

  

     

              
           

            
          
         

          
           

 

            
              

           
   

          
            

             
          
           

             
            

 



              
             
         

               
         

              
             

                
   

            
         

 



   
      
     
  
      

    

  

  

  

      
  

 
  

   
   
    

  

  

  

    

  

  

 






