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FAO: “RZLT Map” 

Active Land Management Unit 

Planning and Property Development Department 

Block 4, Floor 3, Civic Offices 

Wood Quay, Dublin 8, D08 

 

By Online Submission: RZLT@dublincity.ie  

 

Residential Zoned Land Tax - Part 22A of the Taxes Consolidation Act 1997 

Submission made under Section 653E(4) of the Taxes Consolidation Act 1997 in respect of Maldron Hotel, 

Merrion Rd, Dublin 4, D04 K5C2 

Dear Sir or Madam 

This submission is made on behalf of our client, 

Maldron Hotel, Merrion Road, Dublin 4, 

D04 K5C2 (the Hotel).  

We enclose at Appendix I, a Tailte Éireann map with the Hotel and the land upon which it is built identified. The 

Hotel has been included in the Residential Zoned Land Tax (RZLT) draft map for 2026 prepared by your offices, 

pursuant to Section 653C of the Taxes Consolidation Act 1997 (TCA) (Parcel ID: DCC000064194). 

The site on which the Hotel is located, was originally the site of the  acquired 

the site and planning permission was granted to demolish the existing building and construct the Hotel and adjoining 

residential units. The Hotel was completed in 2022 and was built in accordance with Dublin City Council’s (DCC’s) 

development plan for the planning area, being Zoned Z1. We have enclosed copies of the parent permission at 

Appendix II to this submission.  

We are making this submission on behalf of  pursuant to Section 653D TCA (as read in accordance with the 

application of Section 653M TCA), seeking the exclusion of the Hotel and its site from the final RZLT map for 2026.  

Our client is seeking the exclusion of the Hotel from the draft RZLT map on the basis that: 

• The Hotel/site is zoned for a mixture of uses, including residential use, and it is not reasonable to consider 

the hotel to be “vacant or idle land” within the meaning of Section 653A of the TCA; 

• The Hotel is an authorised development (within the meaning of the Planning and Development Act 2000, 

the Act), which: (i) in use as premises in which a trade or profession is being carried on (that of hotel 

keeping), (ii) is liable to commercial rates and (iii) it is reasonable to consider the Hotel provides services to 

residents of adjacent residential areas;  
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• The site is required for occupation by social and recreational infrastructure and facilities; and 

• The Hotel/the site is not land which the RZLT legislation is designed to target. 

Background information relating to the Hotel and land 

 

The Hotel and adjoining apartments were constructed on the site of the former 

with the Hotel formally opening in September 2022. The development was authorised and was made on foot 

of several grants of planning permission by DCC (copies of which are included at Appendix II).  

 

The Hotel has operated on the site since completion of the development and pays commercial rates in respect 

of the Hotel. The Hotel has 140 rooms, a bar and restaurant and four meeting rooms, which are open for hire to the 

public. The Hotel currently employs 57 staff members, 51 of which live in Dublin.  

 

sold the adjoining residential apartments to the following completion of development, 

but continues to own and operate the Hotel, which is the focus on our submission.  

 

Grounds for exclusion of Hotel from the DCC RZLT map   

i. The land on which the Hotel is built is zoned for a mixture of uses, including residential use, and it is not 

reasonable to consider the Hotel to be “vacant or idle land” within the meaning of Section 653A of the TCA 

Section 653B(c)(ii) TCA provides that where: 

• land is included in a development plan, in accordance with Section 10(2)(a) of the Act, or local area plan, in 

accordance with section 19(2)(a) of the Act and zoned for a mixture of uses, including residential use; and 

• it is not reasonable to consider that such land is “vacant or idle land” within the meaning of Section 653A of 

the TCA, 

then such land should not satisfy the relevant criteria inclusion in the relevant RZLT map and should therefore be 

excluded from such RZLT map.  

 

“Vacant or idle land” for these purposes is defined in Section 653A TCA as being land which, having regard only to 

development (within the meaning of the Act) which is not unauthorised development (within the meaning of the Act), 

is not required for, or integral to, the operation of a trade or profession being carried out on, or adjacent to, the land 

in question.  

 

The site on which the Hotel is built is Zoned Z1, the zoning classifies numerous non-residential uses as permissible 

uses, namely: 

 

Z1 – Permissible Uses 

…, buildings for the health, safety and welfare of the public, childcare facility, community facility, cultural/recreational 

building and uses, delicatessen, education, embassy residential, enterprise centre, halting site, home-based 

economic activity, medical and related consultants, open space, place of public worship, public service installation, 

…, shop (local), sports facility and recreational uses, training centre. 

 

As you know, the Dublin City Development Plan 2022-2028 characterises a permissible use as which is generally 

acceptable in principle in the relevant zone, but which is subject to normal planning considerations, including the 

policies and objectives outlined in the plan.  

 

There are even more non-residential uses characterised as “Open for Consideration”: 
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Z1 – Open for Consideration Uses 

Allotments, beauty/ grooming services, bed and breakfast, betting office, Build to Rent residential, café/tearoom, car 

park, civic and amenity/recycling centre, garden centre/plant nursery, guesthouse, hostel (tourist), hotel, industry 

(light), laundromat, live/work units, media-associated uses, mobility hub, off-licence, off-licence (part), office, park 

and ride facility, petrol station, pigeon loft, postal hotel/motel, primary health care centre, public house, residential 

institution, restaurant, student accommodation, veterinary surgery. [Emphasis added] 

 

The development of the site as a hotel with adjoining residential apartments was a permitted use and consistent with 

the land’s zoning (being zoned for a mixture of uses, including residential use).  

 

In our view, it is clear from the planning applications and the Zoning requirements that the mixed use development 

of the hotel and adjoining apartments was permissible in a Zoning Z1 development area and that the development 

was authorised.   

 

The land upon which the Hotel is built is clearly not vacant or idle land, as it is integral to the trade of hotel keeping 

which is carried on by the Hotel. 

 

Working through the relevant conditions to satisfy for the exclusion in Section 653B(c)(ii) TCA to apply: 

 

• Is the land zoned for the mixture of uses, including residential? Yes, see above relating to Zoning Z1.  

• Was the development of the land an authorised development within the meaning of the Act? Yes, the 

development was authorised by DCC (so the Hotel is not an unauthorised development). 

• Is the land required for, or integral to, the operation of a trade or profession being carried out on, or 

adjacent to the land? Yes, the land has been purpose built and developed into the Hotel, and is integral to 

the trade of hotel keeping carried on by WPL. 

 

As the relevant conditions are satisfied, the exclusion in Section 653B(c)(ii) TCA should apply here and the 

Hotel/land should be excluded from the DCC RZLT final map for 2026.  

 

ii. The Hotel is an authorised development (within the meaning of the Act), which: (i) is in use as premises in 

which a trade or profession is being carried on (that of hotel keeping), (ii) is liable to commercial rates and (iii) 

it is reasonable to consider the Hotel provides services to residents of adjacent residential areas 

 

The above exclusion is provided for in Section 653B(a)(i) TCA and applies in relation to land which is “solely or 

primarily for residential use”. In our view, as the Hotel and the land on which it is built is Zoned Z1, the land is rightly 

categorised as being zoned for a mixture of uses, including residential use and accordingly this element of our 

submission is advanced as an alternative to the submission in Section I, in the event that the planning authority 

concludes that the land is not zoned for a mixture of uses including residential use. 

 

As set out above and as evidenced by the relevant planning documents, the Hotel is an authorised development, 

which: (i) is in use as premises in which a trade or profession is being carried on (that of hotel keeping) and (ii) is 

liable to commercial rates. 

 

It is also reasonable to consider the Hotel provides services to residents of adjacent residential areas.  

As noted above, the hotel has a bar/restaurant and four meeting rooms, which are open for hire to the public. It 

functions as a form of community hotel for local residents, in that it provides for a number of community and social 

facilities and functions which would be missed and would be a loss to the local community if the Hotel wasn’t 

operating. 

The Hotel hosts social functions for families, such as family lunches, and providing hospitality in connection with 

other major family events such as christenings, communions and funerals. Local residents also utilise its bar and 

restaurant throughout the week.  
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As some further examples of its function and service in the local community, in 2024/2025 the Hotel and its staff: 

• Have hosted Venture Business Network meetings on a weekly basis with local business networks. 

• Hosted a number of Dun Laoghaire chamber lunch and learn networking events throughout 2024, with more 

networking events to be held in 2025. 

• Hosted the St Conleth's College quiz night at the Hotel, and sponsored St Conleth's College senior cup 

team jersey. 

• Sponsors the Blackrock Business Network’s Leprechaun Chase on St Patrick’s Day. 

• Hosts Blackrock College coffee mornings. 

• Host Christmas parties for nursing staff from St Vincent’s and Blackrock Clinic (nearby hospitals). 

• The Hotel’s meeting rooms are primarily used/booked by local companies. 

The Hotel also provides employment opportunities within the local area.  

 

In our view, the Hotel clearly provides services to residents of adjacent residential areas.  

 

While the Hotel should be excluded from the DCC RZLT final map for 2026 on the basis of Section 653B(c)(ii) TCA 

(mixed zoned land which is not vacant or idle land), if the land was adjudged to be primarily or solely residential, the 

Hotel would in that scenario meet the conditions for exclusion under Section 653B(a)(i) TCA. The Hotel provides 

services to local residents, be it in relation to hospitality facilities, hosting social events or in its role in local community 

activities (with local schools and businesses).  

 

iii. The site is required for occupation by social and recreational infrastructure and facilities; 

 

Given the uses outlined above, the Hotel can be considered part of the social and recreational infrastructure 

of the area and fall for exclusion from the map on this ground too. 

 

iv. The Site is not land which the RZLT legislation is designed to target 

 

It is unjust and against the intention of the legislation to levy the tax against it and we submit that the above 

exclusions, as a matter of law, must be interpreted and applied in that light. 

 

The Hotel and the land upon which it is built is not land which the RZLT is seeking to target (land being held and not 

utilised for development). Our client has developed the site into the Hotel, in accordance with the relevant zoning 

requirements and with the benefit of planning permission.  

 

The Government’s RZLT Guidelines for Planning Authorities1, notes that the purpose of the RZLT: “is to activate 

existing planning permissions and zonings where housing is permitted and where the land is connected to, or has 

access to services, but remains undeveloped. It is primarily intended to influence behaviour towards increased 

housing output.”2  

 

 

 
1 Residential Zoned Land Tax - Guidelines for Planning Authorities June 2022 
2 Residential Zoned Land Tax - Guidelines for Planning Authorities June 2022 at page 3. 



 

 

 

M-73442410-3 5 

 

The Government’s Guidelines go on to note that: “As the aim of the taxation measure is to activate vacant or 

underused land for provision of housing, land which is located within mixed use zones, which permit a variety of 

uses including residential should only be considered to be in scope for the tax where they are vacant or idle.” 

 

The intention of the RZLT legislation is to activate unused or passive land for residential development, not to penalise 

taxpayers who have undertaken authorised development of sites in accordance with relevant planning requirements.  

Furthermore, it is submitted that Dublin City Council’s statutory obligations support a finding that the site satisfies 

the relevant conditions to satisfy exclusion from the RZLT Map. Dublin City Council is acting as planning authority 

in this context and is therefore required to adhere to its obligation to take such steps within its powers as may be 

necessary for securing the objectives of the development plan as provided for in Section 15 of the Planning and 

Development Act 2000. It is submitted that Dublin City Council should not adopt an artificial or unduly restrictive 

interpretation of its own land use zonings where that would result in the imposition of a tax intended to bring an end 

to that use. 

 

As noted above, the Hotel pays commercial rates, employs 57 staff members and provides a variety of services for 

residents of its local area. The Hotel was completed in 2022 with the approval of Dublin City Council, so to put such 

a property within scope of a tax designed to activate unused or passive land for residential development is entirely 

inappropriate.  

 

Precedents 

 

There are precedents for removing hotels from residential zoned land tax maps in similar circumstances: 

i. Maldron Hotel, Kevin Street Upper, Portobello, Dublin 8 (DCC RZLT Number RZLT 000210) 

Site excluded from Dublin City Council map on the basis that the lands do not satisfy Section 653B(c)(i) of the 

Taxes Consolidation Act 1997 as: 

• the lands accommodate an authorised development (hotel, granted permission under ABP Reference PL 

29S 245162); 

• the lands are in use and operating as a trade (a hotel); 

• the lands are liable to commercial rates (confirmed by DCC rated department, dated 30/04/2024);, and 

• provide a level of local service to the residential community surrounding the hotel along with a key role as 

providing services to local residents, such as hospitality facilities. 

ii. Clayton Hotel, Monivea Road, Ballybrit, Galway (Parcel ID: GCLA00001351) 

Site excluded from the Galway City Council map on the basis that the land is occupied by an existing hotel 

use which supports the surrounding residential community, an authorised commercial use which is subject to 

commercial rates. 

 

 

 

 

 

Conclusion  

 

As the Hotel and its site does not satisfy the statutory criteria for inclusion on the RZLT map, it follows that it must 

be removed from the DCC RZLT map. 
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If you have any queries or require any further information, please do not hesitate to contact 

 

Yours faithfully 

 

 
 

A&L Goodbody LLP 

 

Enc  
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APPENDIX I – TAILTE ÉIREANN MAP OF HOTEL/LAND 

 

APPENDIX II – RELEVANT PLANNING DOCUMENTATION 
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