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Wicklow Town – Rathnew LAP,  
Administrative Officer,  
Planning Department,  
Wicklow County Council,  
County Buildings,  
Station Road,  
Wicklow Town,  
A67 FW96 
 
20th November 2024 
 
Re:  Submission to the Draft Wicklow Town – Rathnew Local Area Plan 2025 
 Lands at Ballynabarny, Co. Wicklow  
 

Dear Sir/Madam, 

On behalf of Lusra Teo, Marlton House, Marlton Road, Wicklow Town owners of lands at 

Ballynabarny, we wish to make a submission in respect of the Draft Wicklow Town – Rathnew 

Local Area Plan 2025 (WRLAP). 

 

The lands subject of this submission are outlined in Red on Figure 1 below and comprise and 

area of c.6.8ha. However, these lands do not represent the entirety of the Lusra Teo ownership 

of lands within the Wicklow-Rathnew area to be covered by the next WRLAP. Lusra Teo have 

been very active developers of Residential and Employment lands and associated infrastructure 

within the plan area for many decades and have made a significant contribution to the 

sustainable development of Wicklow and Rathnew including eight units in Charvey Court, 

Rathnew, the Village Mill Entreprise Centre, Ballybeg, Rathnew providing significant 

employment and Planning permission granted for an additional, similar, however significantly 

larger enterprise centre in January 2024 for 42 additional units at Ballinabarny (Ref. 22/1269), 

requiring an additional length of public footpath be constructed on the east side of the R772 

and development contributions of c.€1.5m. This development will abut the proposed lands 

identified in this submission.  

 

A separate submission has been made by Lusra Teo in respect of lands at Marlton.  

 

 Phone: 00-353-1-456 9084 

E-mail: admin@clearconsult.ie 

Website: www.scaplanning.ie 

VAT Number: 4092398PH 

Simon Clear B.A. Dip. T.P. MIPI 

Darran Quaile B.A. MRUP MSc BLUP MIPI 

Paula Shannon B.A. MRUP MIPI 

17A Bridgecourt Office Park, 

Walkinstown Avenue, 

Dublin 12 

Ireland  

D12 VH61 



Site Location and Description 

The lands are located in proximity of the Ballinabarny roundabout just off the M11 and to the 

east of the R772 (old N11). The lands are located to the south of existing employment lands, 

which the landowners received a 10-year permission for development of an Enterprise Park 

comprising a total of 42 industrial/warehouse/distribution units in 2024 (Ref. 22/1269).   

 

Figure 1 Lusra Lands Outlined in Red 

 

Wicklow Rathnew Development Plan 2013-2019 

As shown in the extract below, the subject lands were included in the Strategic Land Bank area 

of the WRDP 2013-2019. No explanation for the removal of the Strategic Land Bank or the 

adjustment of the LAP boundary to exclude these lands from the Draft WRLAP has been 

provided within the Vision and Solution set out in the draft LAP. The draft WRLAP does not 

appear to have any longer-term perspective to cater for employment expansion in the E-E 

context despite this expansion being a core vision in the WCDP. 

 

 



 
Figure 2 Indicative Outline of Lands Hatched Blue on 2013-2019 LAP ZoningMmap 

 

 
 

Although the lands were not specifically zoned in the previous LAP, it is requested that they be 

included within the LAP boundary and zoned for Employment.  

 

Wicklow County Development Plan 2022-2028 

The Wicklow County Development Plan 2022 – 2028 (WCDP) provides a context for 

development in Wicklow/Rathnew that takes into account the National Planning Framework 

(NPF) and the Eastern Assembly Regional Spatial and Economic Strategy (RSES) and sets out 

the hierarchy position, role and function of this urban area in a regional and county context. 

 



Wicklow and Rathnew are Level 2 ‘Key Town’ settlements in the Core Region of the Eastern 

and Midlands Regional Spatial and Economic Strategy (RSES) of Ireland and they are targeted 

for a high level of growth. 

 

 
 

Wicklow is also recognised as the County town, providing important administrative and local 

government functions. The town is strategically located on the M/N11 and south-eastern rail 

corridor, at the centre point of the coastal area of the County. It is an economically active town 

that provides higher order services and facilities for the residents of the town and its catchment. 

Settlements within the catchment of Wicklow Town include Rathnew, Ashford, Glenealy, 

Roundwood, Rathdrum and a significant rural population. Within the settlement, Rathnew has 

a distinct identity and functions as a local service centre for its local community. 

 

Wicklow-Rathnew is a major employment hub in the County, with a strong employment base 

attracting inflows of workers from around the County. The largest sectors in the settlement are 

commerce, manufacturing and education / health / public administration. The County town 

provides tertiary educational facilities at the Wicklow County Campus at Rathnew (in 

conjunction with Carlow IT – now SETU) and higher order health facilities at Knockrobin 

Primary Health Centre. 

 



 
 

Chapter 9 of the WCDP deals with Economic Development and brings the context for job 

creation on zoned land in key towns up to date, including the following: - 

The Council commissioned the County Wicklow Commuter Study in 2019. The survey carried 

out as part of the study revealed that 70% of commuters who work outside County Wicklow 

indicated that they would be likely or very likely to consider switching to a job in County 

Wicklow if one were available and 33% said that they would be likely or very likely to consider 

a lower salary if it meant they could work in County Wicklow. Census 2016 was the first census 

for which data on the ‘daytime population’ of areas was published. The daytime population 

includes everybody who indicated they worked or studied in the area, along with persons in 

that area who do not work or study (and so are there during the day). Wicklow’s daytime 

population was 123,125 persons which was significantly lower than the nighttime population 

of 142,425. 

 

This data may assist in identifying locations where existing high levels of daytime employment 

should be supported and enhanced, as well as locations where the focus should be the 

development of new employment opportunities, linked to the overall Core Strategy. By 

undertaking an analysis of the Census 2016 database it is possible to develop a profile of both 

the number of resident workers and the actual number of local jobs (known location and 

excludes mobile workers and blank destinations) in all areas. The NPF and EMRA RSES used 

this approach to identify the ratio of resident workers to local jobs. According to Census 2016, 

there are 58,247 resident workers in County Wicklow relative to 32,551 jobs. This gives a ratio 

of 0.55. This compares very positively with the 2011 ratio which was 0.42. However, it is still 

below the regional average which is 0.63. In accordance with national and regional policy to 



create self-sustaining settlements and improve quality of life, it is the aim of Council to increase 

the jobs ratio to 0.7 by 2031. The RSES notes that a ratio of 0.7 plus indicates a strong economic 

function. 

 

Economic Development Hierarchy 

To combat leakage of jobs and talent - In this regard this plan must place an emphasis on 

creating the right environment within each of these settlements to ensure that they are capable 

of attracting potential employers to appropriately zoned lands and thus increase employment 

within the County. The local plans crafted for these settlements shall address these challenges 

in a targeted manner - with a focus on ‘people’ and ‘product’ intensive industries. 

 

The following relevant objectives have been noted: - 



 
 

Socio-Economic Profile 2015 (SEP) 

Also reviewed is the 2015 Wicklow Socio-Economic Profile (SEP) report, which provides 

valuable information on the pattern and profile of enterprise developments in this urban area. 

 

Information on employment and commuting into and out of Wicklow/Rathnew can be derived 

from the information contained in the SEP prepared on behalf of Wicklow County Council by 

Future Analytics in 2015, based on analysis of empirical census survey information. 

 

 
 

The SEP provided a profile of the Wicklow/Rathnew urban area, noting the primary 

employment activities and commuting patterns and set out strategic objectives for enhancing 

the SEP in this linked settlement. While, as expected, there is considerable outward commuting 



from the settlement to work, there is also considerable inward commuting to work locations in 

the settlement. 

 

 



 
 

Strategic economic development objectives were set out for this settlement in the SEP, as 

follows: - 

 
 



Draft Wicklow Rathnew LAP 2025-2031 

The draft WRLAP acknowledges that ‘while a land-use plan has no direct role in creating jobs 

or bringing new employers to the County, the plan can ensure that sufficient zoned land is 

available for employment uses and can set out objectives to facilitate this aim.’ 

 

In relation to industrial and business parks the importance of supporting the further 

development of the industrial and business parks within the settlement as manufacturing and 

warehousing areas that provide employment for the settlement and county is noted. 

  

 
 

The subject lands are conveniently located for access to the M11 to the west and the urban 

areas of Rathnew and Wicklow to the north and east. To support all forms of employment on 

appropriately zoned land requires sufficient land to be zoned appropriately to accommodate 

expansion in the future with a medium-term perspective, at locations that have particular 

advantages and where opportunities arising from critical mass and previous success can be 

leveraged. 

 

This is a location where employment infrastructure was strengthened in conjunction with 

developments by Lusra Teo and levies and infrastructure enhancements have been applied to 

further development. It is sensible that the area be strengthened in the WRLAP to enhance 

viability and to optimize the benefit of infrastructure already provided and permitted. 

 

Submission 

As noted above, it is requested that the lands identified in Figure 1 are included within the LAP 

boundary and zoned for Employment uses. The lands are well served by the existing road 

infrastructure and are located to the south of the existing Village Mill Enterprise Park and lands 

with a recent permission for 42 industrial/warehouse units, with conditions to improve 

infrastructure. The lands have the capacity to provide a natural expansion of the existing 



employment uses and were earmarked for future development being designated within the 

Strategic Land Bank area of the WRDP 2013-2019.  

 

There is demand for serviced employment sites on the edge of the Wicklow-Rathnew area due 

to the good road infrastructure already in place.  

 

The proposed draft WRLAP provides an area of Open Space (OS) running southwards from 

the roundabout at Friars Hill Road (formerly known as Saunders Lane) and the Village Mill 

Enterprise Park, which ceases at the LAP boundary. Including the subject lands for employment 

uses within the LAP boundary to replace the OS and relocating the OS further south would 

allow a continuation of that area of Open Space further southwards, linking with Ashtown Lane 

along the southern boundary of the lands, which is due to be upgraded shortly.  

 
Figure 3Draft Zoning Map with Request for Re-Zoning Illustrated 

 

A separate submission for Lusra Teo lands located around the area of Marlton has been prepared 

and submitted by this office. As part of that submission an area of land proposed to be zoned 

for employment (c.6.61ha) is requested to be re-zoned for residential development. It is 

submitted that the land zoned for Employment in the Marlton area would be better located on 

the subject Lusra landholding at Ballynabarny, for reasons explained above, namely location, 



existing infrastructure and accessibility to national infrastructure routes (for which the 

Motorway infrastructure is designed as per the Spatial Planning and National Roads 

Guidelines).1  

 

The subject lands have an area of c.6.8ha and the relocation of the lands zoned Employment 

from the proposed zoned allocation of c.6.6ha at Marlton would result in a similar quantum of 

overall lands zoned Employment within the LAP boundary.  

 

If there is a concern that additional Employment lands would imbalance a carefully devised 

strategy, it should be noted that the Lusra Teo proposal is not necessarily seeking an increase 

in the amount of lands zoned for Employment in Wicklow-Rathnew, rather a redistribution of 

the location of Employment lands.  

 

It is requested that this submission be taken into account in the preparation of the WRLAP in 

2025. The landowners are willing to engage with the planning team should any issues require 

clarification during the preparation of the CE Report or in the preparation of the final plan.   

 

Simon Clear 

 

 

 
1 Spatial planning and National Roads, Guidelines for Planning Authorities 2013, 1.3 Function of National 
Roads – 1.4 Strategic Traffic. 
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